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CITY  OF  TORONTO  PLANNING  BOARD 

129  ADELAIDE  STREET  WEST,  TORONTO  1,  PHONE  NO.  367-7182 
Commissioner  of  Planning  and  Secretary-Treasurer:  M.  B.  M.  LAWSON 


July  1965. 


Mayor  Philip  G.  Givens,  Q.C., 
and  Members  of  City  Council 


Your  Worship,  Ladies  and  Gentlemen: 

The  Eglinton  Planning  District  Appraisal  was  published  in 
November  1964  and  a  series  of  public  meetings  to  consider  it  were 
held  in  January  and  February  1965.  The  attendance  at  these  over¬ 
flow  meetings,  the  lively  discussions  which  took  place,  and  the 
subsequent  submissions  to  the  Planning  Board  are  evidence  of  great 
interest  and  deep  concern  on  the  part  of  the  residents  and  business 
interests . 

The  strongly  held  and  forcefully  expressed  verbal  comments 
and  written  submissions  (the  latter  are  reproduced  in  a  separate 
volume)  indicate  divergent  and  at  times  conflicting  views  and 
interests,  but  one  common  thread  is  the  desire  for  early  and  firm 
decisions  concerning  the  future  of  the  Eglinton  District. 

The  long  process  of  preparing  a  draft  plan,  the  public  dis¬ 
cussion  of  tentative  proposals,  and  the  consideration  of  the  views 
expressed  have  all  contributed  to  this  Supplementary  Report.  The 
report  is  intended  to  guide  the  future  of  the  Eglinton  area,  to 
provide  for  change  where  it  can  be  a  local  or  city-wide  asset,  and 
to  foster  confidence  and  promote  stability  where  change  is  undesirable'. 

Decision  and  action  in  approving  and  implementing  a  realistic 
plan  are  now  necessary  so  that  the  benefits  of  new  development  in  the 
designated  areas  can  be  realised  and  the  problems  of  speculation,  in¬ 
stability  and  disruption  eliminated  for  the  greater  part  of  the  Eglinton 
District . 


OPENING  CEREMONIES 
SEPT.  13-18  1965 


Respectfully  submitted, 

W.  Harold  Clark 
Chairman 
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CHAPTER  I 


THE  PLAN  FOR  EGLINTON 


1.  The  Eglinton  District  Today  and  Tomorrow 

For  the  first  few  years  following  the  War,  Eglinton  was  an 
attractive  location  for  small  scale,  scattered  apartments  and 
offices.  Yet  none  of  these  developments  materially  altered  the 
character  and  attraction  of  the  district.  Generally,  changes 
were  easily  absorbed.  It  is  only  in  recent  years  that  major 
changes  have  taken  place  and  the  district  has  become  an  increas¬ 
ingly  important  part  of  the  rapidly  expanding  Metropolitan  area. 

The  excellent  locational  advantages  created  by  the  subway  and 
traffic  arteries  were  largely  responsible  for  the  high  density, 
large  scale  developments  that  have  taken  place  since  1954. 

In  the  past  11  years  construction  of  apartments  in  the  district 
has  averaged  370  units  per  year  with  a  peak  in  1964  and  a  low 
point  in  1958.  When  this  average  figure  is  related  to  the 
potential  in  Eglinton' s  existing  and  proposed  apartment  zones, 
there  is  enough  land  to  satisfy  demand  for  the  next  25  years. 

Even  if  the  construction  rate  should  continue  at  the  abnormally 
high  rate  of  1964  (700  units)  there  would  be  sufficient  apartment 
land  for  13  years. 

Office  expansion  has  been  equally  dramatic  although  less 
controversial  because  large  buildings  have  been  restricted  to  the 
major  arteries.  Since  1957,  almost  1,300,000  sq.  ft.  of  new  office 
space  has  been  completed.  At  least  two  of  these  new  buildings  - 
The  Foundation  Building  at  Eglinton  and  Yonge  and  the  Union  Carbide 
Building  on  the  south  side  of  Eglinton  between  Lillian  and  Redpath 
have  achieved  recognition  for  their  architectural  merit. 

Change  and  the  forced  removal  resulting  from  the  change  has  meant 
hardship  for  some  long-time  residents  with  strong  ties  to  this  part 
of  the  City.  For  others  it  has  meant  financial  gains  that  permitted 
the  realization  of  life-long  dreams. 

The  aim  of  any  plan  for  Eglinton  will  be  to  guide  and  control 
continuing  changes  that  are  desirable,  if  not  inevitable,  because 
of  the  unique  location  that  the  district  enjoys  in  a  growing 
Metropolitan  Toronto.  Only  through  the  selection  of  the  most 
suitable  location  for  these  developments  and  with  high  standards 
of  new  development  can  the  district  retain  its  reputation  and 
attraction  for  families. 

Despite  all  these  changes  most  of  the  district  will  continue  to 
consist  of  homes  and  the  population  will  be  predominantly  a 
family  one.  New  concentrations  of  apartments  and  offices  should 
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be  located  close  to  subway  stations  and  be  self-sufficient  in  terms  of 
adequate  parking,  recreation  and  convenience  shopping.  If  all  of  the 
residential  proposals  recommended  in  the  Supplementary  Report  are 
implemented,  it  is  anticipated  that  the  population  will  rise  from 
41,700  in  1961  to  56,000  at  the  end  of  the  planning  period  in  1981. 

2.  The  Aims  of  the  Eglinton  Plan 

1.  RESIDENTIAL:  TO  DIVERSIFY  ACCOMMODATION  WHILE  RETAINING  QUALITY. 

The  Eglinton  District,  due  to  its  central  location  in  Metropolitan 
Toronto  and  excellent  transportation  will  continue  to  attract  new 
apartment  development.  In  future,  apartments  should  be  directed 
to  areas  convenient  to  subway  stations  where  an  increase  in 
population  density  can  be  accommodated  without  disturbing  neighbour¬ 
hoods  of  single  family  homes.  Recreation  facilities  and  shops 
should  be  included  within  these  apartment  areas  as  a  local  service. 

2.  PARKS  AND  RECREATION:  TO  ENSURE  SUITABLE  FORMS  OF  RECREATION 

FOR  ALL  AGE  GROUPS. 

Apartments  in  the  Eglinton  District  appeal  primarily  to  young 
adults  with  very  few  children.  By  1981,  there  may  be  15,000 
people  in  these  apartments.  It  is  suggested  that  for  them  a 
wide  variety  of  active  sports  facilities  be  provided  in  these 
new  areas  as  they  are  rebuilt.  Existing  deficiencies  in  low 
density  areas  can  be  met  with  one  more  local  park  in  the  south¬ 
east  quadrant. 

3.  SCHOOLS:  TO  ADJUST  SCHOOL  FACILITIES  TO  POPULATION  CHANGES. 

A  substantial  increase  in  residential  density  will  result  in 
little  if  any  change  in  the  elementary  school  population. 
Underutilization  of  the  existing  schools,  together  with  relocation 
of  about  1/2  of  the  senior  school  pupils  to  a  new  school  outside 
of  the  district,  will  permit  elimination  of  one  public  school. 

4.  SHOPPING:  TO  SUPPORT  THE  MAIN  SHOPPING  STREETS  AND  PROVIDE 

ADDITIONAL  LOCAL  SHOPS  TO  MEET  CHANGES  IN  POPULATION 
DISTRIBUTION. 

All  four  major  shopping  streets  have  parking  shortages  which  can 
be  met  through  a  cost-benefit  arrangement  between  the  City  and 
local  merchants.  A  few  local  shops  to  meet  daily  needs  are  also 
desirable  within  apartment  areas. 

5.  OFFICES:  TO  EXTEND  THE  OFFICE  CENTRE. 

Eglinton  will  continue  to  be  one  of  the  best  locations  in  Metro 
Toronto  for  professional  and  business  consultants  as  well  as  some 
head  offices.  Room  for  expansion  will  be  made  available  on  the 
west  side  of  Yonge  Street  south  of  Eglinton  and  on  Eglinton  west 
to  the  park  to  take  advantage  of  prestige  locations  and  subway 
transportation. 
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6.  TRANSPORTATION:  TO  ENSURE  THE  EFFECTIVENESS  OF  MAIN  ARTERIES 

AND  TO  PROTECT  RESIDENTIAL  AREAS. 

All  main  arteries  will  eventually  benefit  once  a  complete  express¬ 
way  system  is  in  operation  by  diverting  traffic  that  has  neither 
origin  nor  destination  in  the  district.  Arteries  will  then  be 
able  to  carry  traffic  that  is  at  present  filtering  through  residential 
areas . 

Congestion  at  the  Eglinton-Yonge  intersection  can  be  substantially 
reduced  by  pedestrian  underpasses  linking  the  four  corners  to  the 
subway  terminal. 

7.  INDUSTRY:  TO  CONSOLIDATE  INDUSTRY  ON  MERTON  STREET. 

Merton  Street  between  Yonge  Street  and  Mount  Pleasant  Road  now 
contains  the  only  concentration  of  industry  in  the  Eglinton  Planning 
District.  Expansion  is  not  desirable  but  replacement  of  the 
remaining  residential  buildings  with  new  industries  or  warehouses 
on  Merton  Street  would  be  possible. 

Truck  congestion  can  be  eliminated  by  widening  the  street  to  provide 
adequate  parking  and  turning  space. 

3.  The  Concept  of  the  Plan 

North  Toronto  has  always  been  one  of  the  most  desirable  residential 
areas  in  the  City.  In  recent  years,  the  southern  part  -  the  area  known 
as  the  Eglinton  Planning  District  -  has  been  under  continuous  speculative 
pressure  as  a  result  of  its  prestige  reputation,  subway  connection  with 
downtown,  and  easy  access  to  other  parts  of  the  Metropolitan  area. 

This  pressure  has  to  «ome  extent  undermined  stability  and  confidence 
in  the  area.  It  is  of  the  utmost  importance  that  a  plan  should  be 
approved  that  will  spell  out  clearly  proposals  for  the  future  of  the 
district,  identifying  those  places  where  apartments  and  offices  will 
be  permitted  and  those  places  where  they  will  not.  It  is  important 
that  this  plan  be  firmly  adhered  to.  Only  in  this  way  can  the 
district  be  stabilized  and  its  quality  for  existing  homes  and  new 
developments  alike,  be  upheld. 

If  the  proposals  in  this  Supplementary  Report  for  Eglinton  are 
carried  out,  two  new  sectors  will  be  opened  up  for  development  and 
a  third  area  extended  -  once  the  necessary  storm  trunk  sewers  have 
been  constructed  to  accommodate  an  increase  in  density.  Both  new 
areas  are  immediately  adjacent  to  subway  stations  -  one  in  the  north¬ 
west  quadrant  between  Yonge  Street  and  Eglinton  Park  and  south  of 
Roselawn  Avenue  to  Eglinton  Avenue  and  the  second  between  the 
Eglinton  and  Davisville  subway  stations  (and  including  the  air 
rights  over  the  Davisville  Station)  from  Yonge  Street  west  to  Duplex 
Avenue.  (The  extension  for  apartments  is  from  Erskine  Avenue  to 
Keewatin  Avenue,  between  Yonge  Street  and  Mount  Pleasant  Road). 
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Proximity  to  the  stations  will  reduce  automobile  trips,  at  least  to 
the  downtown  area,  to  a  minimum  and  encourage  maximum  use  of  public 
transit  by  office  workers.  Both  of  the  new  areas  are  intended  for 
high  density  apartments  and  offices  complemented  by  recreation  centres 
and  shopping. 

Looking  east  along  Eglinton  Avenue  from  Yonge  Street  to  Bayview  Avenue 
in  20  years  time,  there  will  be  a  series  of  large  office  buildings  and 
apartments.  A  minor  office  development  (whose  scale  should  conform 
with  the  two  existing  offices)  will  take  place  on  Mt  .Pleasant  Road 
between  Davisville  Avenue  and  Merton  Street. 

North  and  south  of  Eglinton  Avenue,  on  the  east  side  of  Yonge  Street, 
three  new  apartment  areas  that  have  been  under  construction  are  also 
well  located  to  take  advantage  of  rapid  transit  and  will  eventually 
have  the  recreation  facilities  required  for  a  predominantly  adult 
population.  Aside  from  these  seven  well-defined  areas  (4  now  under 
construction  and  3  proposed)  the  Eglinton  District  should  remain  a 
desirable  place  for  family  life.  Deficiencies  that  reduce  the 
attractiveness  and  efficiency  of  the  area,  including  inadequate  off- 
street  parking  for  shops,  shortage  of  local  parks  and  poor  traffic 
circulation,  have  been  studied  and  recommendations  included  for  their 
solution. 

With  careful  planning  and  controlled  development  Eglinton  will  contain 
the  third  largest  office  centre  in  Metropolitan  Toronto  and  a  superior 
example  of  modern  apartment  living  for  perhaps  23,000  people. 

The  Plan  for  Eglinton  is  designed  to  re-establish  confidence  and 
security  in  an  area  that  has  been  torn  with  speculation,  by  setting 
down  the  boundaries  and  standards  for  future  changes. 

That  speculation  has  been  extensive  is  clear.  It  is  not  possible  to 
be  precise  about  its  nature  and  extent,  for  there  is  no  recording  of 
options  given  and  accepted.  However,  it  is  known  that  the  following 
areas  have  been  subjected  to  intense  speculative  activity.  Between 
Mt.  Pleasant  Road  and  Bayview  Avenue;  from  Eglinton  Avenue  to  Soudan 
Avenue,  and  from  Balliol  Street  to  Merton  Street:  the  whole  of  the  area 
north  and  east  of  Mt .  Pleasant  Road  and  Eglinton  Avenue  at  least  as 
far  north  as  Sherwood  Avenue:  between  Soudan  Avenue  and  Hillsdale 
Avenue  from  Yonge  Street  to  Mount  Pleasant  Road,  and  in  the  sector 
between  Yonge  Street  and  Mount  Pleasant  Road  from  Sherwood  Avenue 
south.  These  areas  include  approximately  226  acres,  capable  of 
holding  24,000  apartment  units  at  zone  four  development. 

The  plan  provides  for  approximately  9,000  additional  apartment 
units  in  the  apartment  zones  designated.  This  amount  is  sufficient 
to  meet  the  anticipated  demand  in  the  Eglinton  District  for  a  15 
year  period. 

The  scale  of  speculation  bears  no  relationship  to  any  realistic 
estimate  of  demand.  Nor  does  it  contain  any  remote  relationship  to 
an  orderly  well  conceived  plan  of  expansion.  It  is  based  solely 
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on  the  hunches  and  the  hopes  of  speculators.  It  is  purely  and  simply 
a  gamble.  A  negligible  investment  in  an  option  provides  a  chance  to 
recoup  at  tremendously  advanced  prices  if  an  application  for  apartment 
development  is  successful. 

Meantime  the  owners  whose  property  is  under  option  conceive  an 
inflated  and  entirely  fictitious  value  for  their  land,  unless  the 
property  is  ultimately  rezoned.  Feeling  that  since  the  property  will 
be  demolished  for  apartment  development  in  any  event  they  neglect 
necessary  maintenance.  Under  these  conditions  it  does  not  take  long 
for  the  value  of  the  property,  as  a  home,  to  decline  to  the  point 
where  resale  for  ordinary  home  oiimership  is  difficult.  Speculation 
therefore  is  an  agent  hastening  and  inducing  blight. 

In  the  Eglinton  District  a  firm  and  soundly  based  policy  of  apartment 
development  is  absolutely  essential.  This  policy  must  be  based  on  a 
realistic  estimate  of  the  probable  need  for  new  apartment  units,  with 
locations  chosen  so  that  apartments  are  developed  where  their  special 
requirements  for  transportation,  recreation  and  shopping  facilities 
can  best  be  met.  This  policy  must  be  based  on  City  needs,  not  on 
private  opportunities  and  desires  to  make  a  profit. 

Without  such  an  overall  guide,  Eglinton  would  suffer  the  inevitable 
consequences  of  scattered,  uncoordinated  redevelopment  resulting 
from  promotional  pressures. 

4.  The  Sub -Areas: 

In  order  to  deal  satisfactorily  with  the  numerous  planning  problems 
and  to  elaborate  on  the  future  character  of  Eglinton,  the  district 
has  been  divided  into  4  quadrants  defined  by  the  2  major  arteries  in 
the  district  -  Yonge  Street  and  Eglinton  Avenue.  This  means  that  the 
six  sub-areas  outlined  in  the  Draft  Plan  for  Eglinton  have  been  reduced 
to  4  by  combining  the  2  sub-areas  south  of  Eglinton  Avenue  east  of 
Yonge  Street  and  the  2  sub-areas  north  of  Eglinton  Avenue,  west  of 
Yonge  Street. 

Sub -Area  1:  Blythwood  Road,  Yonge  Street,  Eglinton  Avenue  and  the 
Eastern  City  Limits 


Within  a  short  walking  distance  from  the  subway  station  a  large  area 
of  apartments  will  soon  be  completed.  Yet  these  tall,  luxurious 
buildings  will  comprise  only  about  1/4  of  the  quadrant,  leaving  all 
of  the  streets  east  of  Mount  Pleasant  and  those  north  of  Keewatin 
between  Yonge  Street  and  Mount  Pleasant  Road,  for  homes  and  families. 
Eglinton  Avenue  itself  is  the  only  other  location  with  major  changes 
and  in  20  years  time  it  should  be  almost  completely  lined  with 
large  scale  offices  and  apartments. 

Sub -Area  2:  Eglinton  Avenue,  Yonge  Street,  Mount  Pleasant 
Cemetery  and  Bay view  Avenue 

Rebuilding  along  the  south  side  of  Eglinton  Avenue  for  offices  and 
apartments  is  expected  to  continue  at  a  rapid  pace  and  two  apartment 


•i 


,  J  (i 


■: 


i 


'■> 


; : ■  : 


JiT 


..  j:. 


;j  i 


■  rn- 


6 


concentrations  that  are  now  under  construction  between  Egl inton  and 
Soudan,  and  between  Davisville  and  Balliol  from  Yonge  Street  to 
Mount  Pleasant  Road  will  probably  be  complete  within  a  few  years. 
Parking  deficiencies  for  local  stores  should  be  alleviated  by  new 
parking  lots  serving  Yonge  Street,  Mount  Pleasant  Road  and  Bayview 
Avenue.  These  should  be  carefully  screened  and  landscaped  to 
ensure  that  they  do  not  harm  their  neighbours.  Local  park  additions 
both  east  and  west  of  Mount  Pleasant  Road  will  meet  the  present  needs 
of  families  with  young  children  and  also  the  .  ^creation  requirements 
of  adults  living  in  the  new  apartments.  At  the  southern  boundary, 
Merton  Street  from  Yonge  Street  to  Mount  Pleasant  Road,  as  a  small 
but  important  industrial  street  requires  widening  to  function 
effectively.  A  small  group  of  new  offices  should  replace  the  motley 
mixture  of  buildings  on  Mount  Pleasant  Road  south  of  the  Seccombe 
Building  at  Davisville  Avenue.  In  the  remainder  of  this  quadrant, 
the  good  condition  of  homes  and  residential  streets  will  require 
only  normal  maintenance  to  ensure  a  very  desirable  environment  in 
which  the  owners  can  take  pride. 

Sub -Area  3:  Eglinton  Avenue,  Yonge  Street,  C.N.R.  tracks  and 
Elmsthorpe  Avenue 

Change  in  sub-area  3  should  be  restricted  to  the  strip  of  land 
between  Duplex  Avenue  and  Yonge  Street,  including  the  subway  right- 
of-way  and  air  rights  over  the  Davisville  subway  station.  Modern 
offices  with  shops  on  the  ground  floor  could  provide  an  attractive 
new  facade  for  the  west  side  of  Yonge  Street  and  apartments, 
comp  lamented  by  a  new  recreation  centre,  should  rise  behind  the  offices, 
set  well  back  from  Duplex  Avenue.  Apartments,  with  perhaps  some 
offices,  should  be  developed  over  the  Davisville  station;  over  the 
Eglinton  station,  two  more  office  towers  and  an  apartment  hotel  are 
planned  to  complete  Canada  Square.  The  excellent  area  of  fine  homes 
west  of  Duplex  A. venue  should  remain  unchanged. 

Sub -Area  4:  Eglinton  Avenue,  Yonge  Street,  City  Boundary  and 
Briar  Hill  Avenue 


In  this  quadrant,  as  in  the  others,  high  density  developments  should 
be  concentrated  around  the  subway  station.  Offices  should  be  encouraged 
on  the  Eglinton-Yonge  corner  and  extending  along  the  north  side  of 
Eglinton  to  the  park,  while  large  apartments  should  take  up  the  rest 
of  the  area  between  Yonge  Street  and  Eglinton  Park  as  far  north 
as  Roselawn  Avenue.  A  few  local  shops,  a  park  with  active  recreation 
facilities  and  a  new  district  library  should  also  be  incorporated 
into  this  new  neighbourhood.  No  other  changes  are  desirable 
since  stability  is  required  to  protect  an  excellent  area  of  homes. 
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CHAPTER  II 


THE  DRAFT  PLAN  FOR  EGLINTON:  COMMENTS  AND  RECONSIDERATION 


In  October,  1964  the  District  Appraisal  and  Draft  Plan  for  Eglinton 
were  released  for  public  discussion  and  consideration.  A  short 
version  of  the  plan  was  distributed  to  every  owner  and  tenant  of 
commercial  as  well  as  residential  properties  and  six  public  meetings 
were  held  in  schools  throughout  the  district  during  January  and  February, 
1965.  An  estimated  2,600  people  (8%  of  the  adult  population)  attended 
these  meetings  -  a  large  turnout  indicating  the  strong  interest  in 
the  proposals. 

Part  A  deals  with  public  criticism  and  comments  that  affect  more  than 
one  part  of  the  district,  or  planning  principles  and  standards  with 
repercussions  for  the  whole  city.  Part  B  deals  with  comments  and 
criticisms  arising  from  problems  in  specific  sub-areas. 


Part  A 


This  section  deals  with  planning  problems  that  affect  the  district 
or  perhaps  even  the  City  as  a  whole.  Although  these  problems 
may  arise  in  very  specific  locations  within  the  Eglinton  District, 
their  solution  involves  planning  principles  of  much  broader  signif¬ 
icance.  In  each  case,  the  problem  and  planning  principle  will  be 
outlined,  followed  by  its  application  to  individual  sites  within 
the  district  where  the  problem  arises. 

1 .  Boundaries  Between  High  Density  and  Low  Density  Areas 

One  of  many  chronic  problems  in  a  rapidly  growing  urban  area 
(assuming  that  the  change  from  small  scale  to  large  scale  buildings 
is  to  be  permitted  in  selected  areas  as  a  normal  aspect  of  metropolitan 
growth)  is  the  disparity  between  large  new  apartments  and  single 
homes.  This  accentuates  the  need  to  find  logical  boundaries  for 
apartment  rezoning  and  to  create  the  best  possible  boundary  conditions. 
Residents  of  single  family  homes  are  often  distressed  by  construction 
of  an  apartment  building  across  the  street  or  over  the  back  fence 
and  it  is  only  reasonable  that  if  possible,  they  should  be  separated 
from  tall  buildings  of  any  kind  or  given  some  protection  to  ensure 
enjoyment  of  their  homes.  In  theory,  the  most  suitable  or  logical 
boundary  for  a  new  apartment  zone  is  a  major  traffic  artery,  a 
change  in  land  use  (commercial,  institutional,  industrial  development) 
or  a  natural  barrier  such  as  a  hill,  ravine,  or.,  park.  Complete 
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separation  of  high  and  low  buildings,  owners  and  tenants  is  thereby 
achieved. 

However,  such  features  are  often  not  available,  as  boundaries  to 
logical  apartment  areas.  Their  occurrence  is  fortuitous  and  only 
occasionally  do  they  fit  in  with  the  other  factors  that  must  be 
considered  in  establishing  boundaries  so  that  quite  often  it  is 
necessary  to  establish  boundaries  without  the  benefit  of  such 
substantial  features.  In  such  cases  there  may  be  no  more  than  the 
width  of  a  street  separating  apartments  from  low  density  homes. 

If  the  development  standards  of  setbacks,  landscaped  open  space, 
parking  etc.  of  the  Zoning  By-law  are  applied  to  apartments  in  these 
special  boundary  situations,  then  the  result  may  be  similar  to  the 
situation  on  Erskine  Avenue.  There,  apartments  on  the  south  side 
seem  to  have  harmed  homes  on  the  north  side.  It  is  clear  that  the 
development  standards  in  the  Zoning  By-law,  though  adequate  where 
apartments  are  adjacent  to  apartments,  or  homes  are  next  to  homes, 
may  not  be  adequate  for  such  cases.  Conflict  between  tall  buildings 
and  nearby  houses  can  only  be  reduced  by  the  introduction  of  special 
development  standards  or  the  reduction  of  density  for  apartments, 
or  both.  In  weighing  these  devices  and  the  extent  to  which  existing 
standards  might  be  adjusted  for  boundaries,  it  is  also  important  to 
realize  that  some  of  the  reaction  against  apartments  is  a  reaction 
against  change. 

In  the  Eglinton  District,  there  are  two  district  boundary  problems. 

One  is  where  apartments  have  already  been  constructed  or  are  well 
underway  -  i.e.  a  fait  accompli.  The  other  is  where  no  development 
has  yet  taken  place  and  therefore  the  opportunity  exists  to  establish 
new  standards  before  construction  of  new  apartments  is  approved. 

I.  Existing  Boundaries 

There  are  four  existing  boundaries  between  low  density  and  high 
density  development  in  the  Eglinton  District  giving  rise  to  problems 
of  varying  intensity  and  complaints  from  homeowners  nearby.  These 
areas  are: 

(a)  Erskine  Avenue  between  Yonge  Street  and  Mt.  Pleasant  Road  (R.2  Z.4 
and  R.2  Z.2) 

(b)  Rear  of  properties  on  the  north  side  of  Eglinton  Avenue  between 
Mt.  Pleasant  Road,  and  Bruce  Park  Avenue  (R.4A  Z.4  and  R.2  Z.2) 

(c)  Boundary  behind  properties  on  the  south  side  of  Eglinton  Avenue 
between  Mt.  Pleasant  and  Bayview  (R.4A  Z.4  and  R.2  Z.2) 

(d)  Soudan  Avenue  between  Yonge  Street  and  Mt.  Pleasant  Road  (R.4  Z.4 
and  R.2  Z.2). 
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In  all  4  locations  problems  of  homeowners  relate  to  reduction  of 
privacy,  overshadowing,  expected  reduction  in  market  value  of  homes, 
expected  increase  in  taxes,  damage  to  homes  resulting  from  heavy 
construction  work,  increases  in  traffic  and  on-street  parking  and 
as  a  result  of  this,  the  subsequent  danger  to  children.  Strong 
objections  were  stated  to  all  high-rise  apartment  buildings.  In  all 
cases  some  homeowners  felt  that  the  only  solution  was  to  rezone  their 
properties  for  apartment  development  i.e.  they  felt  this  would  enable 
them  to  sell  their  homes  at  a  good  price  and  move  away  from  the 
nuisance.  However,  in  none  of  the  locations  outlined  was  the  reaction 
entirely  negative.  Many  telephone  calls  and  letters  have  been 
received  at  the  Planning  Board  offices  indicating  that  at  least 
some  of  the  homeowners  were  anxious  to  make  repairs  if  a  final  decision 
is  made  to  secure  the  area  from  further  encroachment  of  apartments. 

Analysis  of  the  Conflict  Between  Apartments  and  Homes 

A  fair  evaluation  of  the  real  conflict  between  apartment  towers 
and  single  family  dwellings  must  deal  with  each  of  the  complaints 
raised  by  homeowners  in  public  meetings,  letters  and  briefs. 

-Anticipated  Increase  in  Taxes.  As  every  homeowner  knows,  taxes 
have  been  rising  steadily  throughout  the  whole  Metropolitan  area, 
as  in  all  major  North  American  cities,  attributable  to  the  needs 
of  rapidly  growing  cities  and  to  general  increases  in  costs,  and 
there  is  little  prospect  of  relief.  Yet,  homeowners  in  the  Eglinton 
District  will  not  be  burdened  specifically  by  the  additional  costs 
of  the  new  sewer  system  that  is  required  partly  because  of  the  new 
apartments  and  partly  because  the  existing  combined  sewer  system 
is  antiquated.  The  cost  of  these  works  is  a  charge  against  all 
ratepayers  in  the  City  and  the  Eglinton  ratepayer  shares  the  cost 
in  relation  to  assessed  value  on  the  same  basis  as  every  other 
City  taxpayer. 

In  this  connection  it  should  b^  noted  that  a  revision  in  the  proposed 
storm  trunk  sewer  system  has  occured  subsequent  to  the  appraisal, 
and  to  the  "Interim  Report  on  the  Sewer  Systems  Within  Certain  Areas 
of  the  City"  by  the  Commissioner  of  Public  Works.  This  has  had  the 
effect  of  extending  the  area  of  service,  particularly  west  of  Yonge 
Street,  north  of  Lola  Road,  within  the  areas  recommended  for 
redevelopment,  without  increasing  costs  beyond  that  estimated  for 
the  first  stage  of  the  programme.  Total  costs  consequent  upon 
development,  though  still  substantial,  will  be  much  below  the 
figures  shown  in  the  appraisal. 

-Anticipated  Decrease  in  Market  Value  of  Single  Homes. 

Perhaps  this  should  be  the  least  of  the  homeowners’  worries  as  the 
Eglinton  District  is  so  favourably  situated  within  Metropolitan 
Toronto  and  so  well  serviced  with  good  transportation  that  an  increase 
in  market  value  is  more  likely  than  a  decrease.  A  decline  will 
obviously  occur  if  homes  are  neglected  but  the  evidence  of  recent 
sale  prices  of  homes  adjacent  to  apartments  in  other  parts  of  the 
City  does  not  bear  out  the  belief  that  construction  of  apartments 
close  by  will  inevitably  reduce  market  value. 
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-Damage  to  Homes.  The  construction  phase  brings  with  it  noise, 
dirt,  vibration  and,  generally,  serious  disruption  of  any  residential 
area.  There  is  little  doubt  that  internal  damage  to  homes  (partic¬ 
ularly  cracked  plaster)  can  occur  as  a  result  of  vibration  from  trucks 
and  heavy  machinery.  Danger  of  accidents,  particularly  to  children, 
is  also  increased  unless  children  are  supervised  at  all  times.  These 
are  legitimate  and  serious  complaints  of  anyone  who  must  endure 
proximity  to  a  construction  site,  particularly  an  apartment,  office 
or  highway,  and  to  a  lesser  extent,  even  a  new  house. 

-Increased  Traffic  and  Parking.  An  increase  in  population  density 
will  inevitably  result  in  some  increase  in  traffic  even  if  apartments 
are  constructed  on  top  of  aubway  stations.  However,  proximity  to  the 
subway  station  will  mean  a  substantial  reduction  of  home-to-work 
trips  made  by  automobile  compared  with  the  situation  where  apartments 
are  more  than  5-10  minutes  walking  distance  from  a  station.  There 
will  no  doubt  be  an  increase  in  other  types  of  trips,  but  these  are 
generally  spread  out  during  the  day,  in  the  evenings  and  on  week-ends. 

Parking  can  be  even  more  offensive  as  drivers  are  not  always  considerate 
about  leaving  driveways  clear.  The  Zoning  By-law  requires  125% 
parking  for  apartment  buildings  -  in  other  words  a  parking  space  for 
every  apartment  and  one  parking  space  for  every  four  apartments  to  be 
reserved  exclusively  for  visitors.  This  is  generally  quite  adequate 
as  long  as  these  spaces  are  in  fact  available. 

Due  to  the  complaints  of  homeowners  in  the  vicinity  of  the  inadequacy 
of  parking,  a  special  investigation  of  compliance  with  parking  standards 
was  undertaken  by  the  Department  of  Buildings  in  the  area  north  of 
Eglinton  Avenue  to  Erskine  Avenue  between  Yonge  Street  and  Mount  Pleasant 
Road.  It  was  found  that  several  buildings  were  deficient  in  parking, 
but  corrective  action  is  now  being  undertaken  by  the  Department  of 
Buildings  to  deal  with  these  deficiencies. 

Parking  standards  must  be  rigidly  enforced  and  visitors  parking 
clearly  marked  if  local  streets  are  not  to  be  constantly  plagued  with 
on-street  parking. 

-Overshadowing.  During  the  summer  months  when  outdoor  living  is 
possible,  shadows  from  tall  buildings  are  very  shallow  and  do  not 
extend  even  across  the  street.  In  Spring  and  Fall  (as  seen  in 
Figures  3,  4  and  5  using  Erskine  Avenue  as  the  example)  shadows 
generally  do  not  extend  further  than  the  front  yards  of  homes  on 
the  north  side.  In  most  instances  it  is  only  in  the  winter  months 
that  shadowing  becomes  a  problem. 

-Overlooking.  The  most  common  complaint  was  loss  of  privacy. 

Residents  felt  oppressed  by  the  thought  of  possibly  being  watched 
while  they  were  trying  to  enjoy  personal  and  family  activities 
normally  carried  on  in  the  back  or  front  garden.  Associated  with 
overlooking  there  is  the  fact  that  one  of  the  things  people  like 


. 


... 


■  * 


*t  t  t  * 


iri s  fft  I  *  *  »»8ii8gS  &  J  ^ 
IN VS  V  3 


JZL 


a 


HL 


El 


E 


r1  •  1  8 


£ 


'<zn 


EZL 


teT 


□ 


-JS-"! 


ill* 


<e 


E, 


zz 


& 


□ 


£ 


"TJ" 


T 


i 


Q 


-&■ 


& 


-P- 


r 


c*  t 

n 

o 

1 

1  L 

> 

D 

) 

a 

OCr 


ili  s  Vi  » 

anu  3«v 

ItSt  t  £  g-t-f 


<rz 


czi 


a 


iWDdpay 


EZ  rT 


r  □□  □ 


□  □ 


□ 


C. 


£ 


ZZ 


nr: 


err 


Sd 


s 


E5 


ZZ 


& 


E=3, 


a 

it 

s 

FZ  „ 

]LJ 

L-d, 

“  1 1  1  1 

1 

> 

s  CD  *[ 

i — »  r1 

£  - 

i ur  -  ,=r 

"*  8  n~~f  J  ;r 

*  *  *  Jt 


-L33iass  n?n 


39N0a  * 


$  S 


i  8 


o 


Fig.  3. 


O 

z 

< 

l 

Gl 


O 

I- 


o 

LU 


2 

2 

=> 

co 

I 

a 


O 

O 

c\j 


E 

o 

CD 

X 


K 

0. 


o 

z 

< 


Q 

cr 

< 

o 

GO 

O 


2 

< 

J 

Q_ 

O 


o 

cr 

o 

h- 


o 

>- 


—  o 


a> 

o 
u 
if) 


in 

tf) 

(D 


Z) 

“3 


—  —  cr 


CD 

2 


cr 

< 

2 


UJ 

Q 


O 

Z 

cr 

CL 

co 


cr 

UJ 


z 

* 


II 


-ill* 


I*  i  t  s 


4— S — 7  in  *  »  *  I  lit 


W4U»— ^ 


ct; 


H=H 

is 

"E  2 

3 

1 

El  i 

□ 

El  * 

rE  9 

E  1 

1  ~5  ‘ 

“V 

-1  S 

J  •  1  3 

O- 

Li  - 1  ; 

H  ? 

Eq 


□ 


-C=L 


anu  saw 

»»nt;  -s-tir 


v1  | 

s'  B  S  fl  £ 

s 

J 

Z'  - r— i - 

MtE 

pay 

re- 


EE 


□ 


□ 


□ 


m 


8  S 


II 


vv 


?  CD 


-l-33^j.sS  H?  J  j  j  j  J  y-j  , 


o 


33N0a  * 


Fig. 4. 


cr 

< 

LlI 

> 

LU 

X 

t— 


o 

CO 

z 

o 

CO 

< 

LJ 

CO 


LJ 

X 


o 


DC 

ZD 

CD 

CO 

O 


O 


X 

CD 


l 

< 

I— 

>- 

GO 

\— 

CO 

< 

o 

CO 

$ 

o 

Cl 

< 

X 

CO 


0) 


LlI 


8 


cr 

< 

UJ 

>- 

LlI 

X 

\- 


o 

CO 

21 

o 

CO 

< 

UJ 

CO 

UJ 

X 

I- 

o 


cr 

z> 

Q 

CO 

o 


O 

J 

ID 

CO 


>- 

CD 


I — 
CO 
< 
o 

CO 

£ 

O 

O 

< 

X 

CO 


Fig.  5 . 


JULY  1965  CITY  OF  TORONTO  PLANNING  BOARD 


11 


about  an  area  of  homes  is  the  feeling  that  those  around  them  are 
people  they  can  identify  and  know  something  about  whereas  apartment 
tenants  are  normally  anonymous  and  therefore  tend  to  be  considered 
hostile. 

This  feeling  of  invasion  of  privacy  is  no  doubt  partly  related  to 
the  fact  that  the  average  apartment  tenant  is  young,  single  or 
newly  married  and  without  children,  is  working  and  therefore  uses 
the  apartment  primarily  for  sleeping  and  entertaining  and  will  stay 
in  the  area  for  only  2-3  years.  The  homeowner  across  the  street 
is  usually  older,  married  with  a  family  and  tied  to  the  home  for 
a  good  part  of  his  adult  life.  The  ttwo  groups,  (although  the  only 
real  difference  is  one  of  time)  have  very  little  in  common. 

To  summarize,  it  would  appear  that  the  real  sources  of  conflict 
of  apartment  buildings  adjacent  to  neighbourhoods  of  single  homes 
arise  from  traffic,  on-street  parking,  the  inconvenience  and  to 
some  extent,  the  danger  and  damage  involved  in  construction.  Some 
of  these  problems  (e.g.  on-street  parking)  may  be  alleviated  simply 
by  enforcing  existing  by-laws.  With  others,  it  is  difficult  to 
conceive  of  complete  protection  for  homeowners  without  making  the 
job  of  construction  hopelessly  complicated  or  prohibiting  apartments 
in  the  first  place.  But  even  if  all  of  these  conflicts  could  be 
resolved,  there  is  still  the  more  elusive  but  powerful  psychological 
impact  of  a  brick  or  concrete  wall  160  feet  high  where  a  two  storey 
house  existed  before. 

In  order  to  make  a  decision  on  zoning  boundaries  that  does  not 
jeopordize  the  strength  and  stability  of  the  district  as  a  whole 
yet  provides  adequate  opportunities  for  growth,  each  of  the  4 
existing  boundaries  previously  mentioned  must  be  considered 
independently.  The  history  of  development,  physical  characteristics, 
land  use  patterns  and  location  necessitate  special  consideration  of 
each  one. 

(a)  Erskine  Avenue 

Since  the  Erskine -Broadway  block  was  rezoned,  4  new  apartments  have 
been  constructed  on  the  south  side  of  Erskine  Avenue  (10  storeys, 

16  storeys,  12  storeys  and  14  storeys  from  west  to  east).  Only 
3  of  these  buildings  face  houses  on  the  north  side  of  Erskine  Avenue 
as  the  4th  is  opposite  John  Fisher  School.  Four  older,  small 
apartments  and  one  new  one  of  10  storeys  at  the  corner  of  Redpath 
fill  the  remainder  of  the  frontage  with  the  exception  of  a  200' 
piece  of  open  space  belonging  to  the  20  storey  apartment  on  Broadway. 

For  almost  three  years,  the  normal  peace  and  quiet  of  a  residential 
street  was  shattered  by  the  constant  movement  of  heavy  trucks  and 
machinery,  the  noise,  dirt  and  disruption  of  large  building  projects. 
Construction  is  now  complete  and  the  atmosphere  is  returning  to 
normal . 
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Change  has  given  rise  to  uncertainty,  and  there  have  been  doubts 
about  whether  the  block  north  of  Erskine  Avenue  might  not  also  be 
rezoned  for  apartment  development.  Because  of  this  and  the  general 
disturbance  in  the  area  there  has  been  some  neglect  of  maintenance. 

A  field  survey  of  external  conditions  along  the  north  side  of  Erskine 
Avenue  and  the  south  side  of  Keewatin  in  April  showed  deterioration 
due  to  lack  of  maintenance  in  25  of  the  total  of  85  houses  (20  of 
these  on  Erskine  Ave.).  However,  deterioration  is  only  superficial 
(not  structural)  and  could  be  cured  with  a  reasonable  expenditure. 

Traffic  has  also  increased.  Traffic  counts  in  1961  and  1964  on 
Erskine  Avenue  between  Redpath  and  Mt.  Pleasant  show  the  following 


patterns  during 

the  rush  hour 

period. 

Time 

Traffic 

1961 

Volume 

1964 

Increase 

A.M.  Rush  hour 

(7.00-9. 0C) 
(7.30-9.30) 

155 

179 

24 

P.M.  Rush  hour 

(4.00-6.00) 

228 

328 

100 

Some  of  this  increase  is  attributable  to  apartments  but  Erskine 
Avenue  ieapopular  through  route  (along  with  Redpath  Avenue)  between 
Eglinton  Avenue  and  Yonge  Street  or  Mt.  Pleasant  so  that  it  carries 
more  than  local  traffic. 

While  it  is  by  no  means  clear  that  conditions  on  Erskine  Avenue 
would  not  once  again  settle  down  in  a  satisfactory  way  once 
construction  of  new  buildings  was  complete,  it  does  seem  that 
properties  on  the  north  side  may  have  been  harmed  to  some  extent 
and  rendered  less  enjoyable  to  their  owners. 

The  most  serious  problem  appears  to  be  the  psychological  effect  of 
tall  buildings  facing  single  family  dwellings  and  the  lack  of 
adequate  separation  to  eliminate  this  oppressive  feeling.  There 
is  no  real  cure,  except  to  adjust  the  boundary  and  introduce 
stringent  controls  to  create  a  completely  new  type  of  transitional 
development . 

It  is  therefore  recommended  that  the  R.2  Z.4  boundary  be  moved 
one  block  north  in  order  to  achieve  a  more  compatible  type  of 
development  and  a  more  effective  boundary.  A  new,  stable 
situation  can  only  be  achieved  if  the  distance  between  apartments 
and  single  family  dwellings  is  substantially  increased.  Therefore, 
the  following  conditions  for  rezoning  are  recommended  in  order  to 
achieve  this  goal. 
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(i)  Comprehensive  Development.  All  of  the  land  in  each 
block  with  the  exception  of  the  school,  the  commercial 
frontage  on  Yonge  Street  and  the  existing  post-war 
apartment  buildings  must  be  in  one  or  joint  ownership 
and  a  comprehensive  scheme  prepared  to  cover  the  whole 
block. 

(ii)  The  Keewatin  frontage  should  be  reserved  for  town 
houses  or  equivalent  buildings  not  higher  than  three 
storeys.  Town  houses  will  be  comparable  in  scale 

to  single  houses  on  the  north  side  of  Keewatin,  will 
provide  visual  separation  from  the  apartment  blocks 
and  will  attract  a  family  population  that  will  be 
more  compatible  with  existing  residents  than  single 
people. 

(iii)  Apartment  buildings  should  then  be  limited  to  the 
Erskine  Avenue  frontage  and  all  entrances  and  exits 
to  the  apartment  buildings  or  parking  areas  should 
be  restricted  to  Erskine  Avenue. 

(iv)  Bonuses  giving  a  total  maximum  density  of  2.4  should 
be  applied  here  to  encourage  comprehensive  development 
with  large  landscaped  areas  and  underground  parking. 

(v)  A  20  foot  strip  of  land  on  the  south  side  of  Keewatin 
should  remain  unexcavated,  suitable  for  planting  with 
large  forest  trees.  These  would  be  a  valuable  screen 
against  the  Apartment  buildings. 

(vi)  Before  any  development  is  approved,  the  Parks 
Department  should  be  given  the  opportunity  to 
consider  acquiring  a  site  suitable  for  a  local  park 
within  these  2  blocks.  If  these  blocks  are  opened 
up  for  apartment  and  town  house  development,  one  can 
expect  an  extra  1300  units  and  2400  people.  This 
will  mean  a  total  population  of  9,000  between 
Eglinton  and  Keewatin,  Yonge  to  Mt.  Pleasant  - 
without  any  local  parks. 

(b)  Eglinton  Avenue  -  North  side  between  Mt.  Pleasant  Road 

and  Bruce  Park  Avenue. 

Eglinton  Avenue  east  of  Mt.  Pleasant  Road  was  designated  R.4  Zone4 
when  the  Zoning  By-law  was  passed  in  1953  and  adjusted  to  R.4A 
to  permit  offices  in  1958.  Therefore  the  future  of  the  frontage 
in  terms  of  higher  density  development  has  been  sealed  for  12  years 
although  reconstruction  did  not  start  until  1957  and  has  progressed 
slowly  since  that  time.  Now  there  are  6  apartments  -  3  constructed 
under  the  old  residential  standards  (pre  1958)  and  3  under  the 
new  standards. 
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MOUNT  PLEASANT  ROAD 
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During  the  public  meetings  held  in  January  and  February,  the 
general  feeling  of  residents  who  desired  an  extension  of  the 
apartment  zone  was  that  Roehampton  was  no  longer  the  desirable 
residential  street  they  once  knew  and  that  this  was  due  primarily 
to  the  heavy  traffic  volumes.  A  further  argument  in  favor  of 
rezoning  of  the  first  block  east  of  Mt.  Pleasant  was  the  boundary 
created  by  Northern  Secondary  School. 

The  last  argument  obviously  has  some  merit  in  that  the  school  could 
be  an  effective  barrier  to  progressive  apartment  development 
northward.  However,  the  local  arguments  for  rezoning  must  be 
considered  in  the  light  of  the  situation  in  the  district  as  a  whole. 

The  next  block  east  along  Eglinton  Avenue,  bounded  by  Rawlinson 
Avenue,  Roehampton  Avenue  and  Cardiff  Road  is  even  less  favourably 
situated  for  apartment  development.  Nor  does  the  impact  of  the 
apartment  developments  along  Eglinton  Avenue  seem  to  be  particularly 
great.  Three  of  the  apartments  on  the  Eglinton  Avenue  frontage  are 
6  storeys  or  less  and  the  new  buildings  are  only  10  storeys.  The 
shadow  effect  even  of  the  taller  buildings  is  insignificant  except 
during  winter  and  the  impact  of  the  apartment  buildings  is  reduced 
to  a  minimum  by  the  fact  that  the  narrow  end  of  each  building 
rather  than  the  long  flank  faces  the  rear  of  homes  on  Roehampton. 

It  is  an  objective  of  the  plan  to  restrict  apartment  development 
to  the  west  of  Mt.  Pleasant  Road.  With  the  exception  of  the  Eglinton 
Avenue  frontage  no  apartment  intrusion  into  this  sector  should  be 
permitted.  There  are  a  number  of  places  where  local  circumstances 
would  ses,m  to  permit  development  east  of  Mt.  Pleasant  Road  with  only 
minor  conflict  with  the  large  remaining  low  density  residential 
sectors.  Nevertheless  the  intrusion  of  one  apartment  development 
provides  the  precedent  for  another,  less  favourably  located.  Since 
all  of  the  foreseeable  demand  for  new  apartment  units  can  be  readily 
provided  for  to  the  west  of  Mt.  Pleasant  Road  there  should  be  a 
firm  general  policy  established  that  no  apartment  development  to 
the  east  of  Mt.  Pleasant  Road  will  be  permitted  within  the  planning 
period. 

The  major  source  of  complaint  of  Roehampton  Avenue  residents  is  the 
volume  of  traffic.  A  traffic  count  taken  on  Thursday,  April  22, 

1965  revealed  a  24-hour  count  of  3871  west  of  Rowley  Avenue. 
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A  second  count  taken  on  Thursday,  May  20  in  order  to  double-check 
the  accuracy  of  the  counter  produced  an  even  higher  total  of  5006. 

In  both  cases  the  highest  volume  for  any  one  hour  was  the  period 
between  5:00  p.m.  and  6:00  p.m.  with  counts  of  464  in  April  and  627 
in  May.  These  are  likely  to  be  maximum  counts  because  of  Thursday 
shopping  and  this  no  doubt  explains  the  higher  count  on  May  20,  just 
before  the  24th  of  May  weekend. 

There  are  two  factors  contributing  to  the  higher  than  average 
volumes  on  this  residential  street;  (a)  cars  travelling  south  on 
Bayview  Avenue  are  turning  right  onto  Roehampton  and  then  filtering 
onto  Eglinton  via  Bruce  Park  Avenue,  Walder  Avenue,  Banff  Road  and 
Cardiff  Road  simply  to  avoid  the  Eglinton-Bayview  intersection. 

(b)  cars  entering  and  leaving  the  shopping  centre  and  car-wash 
are  using  Roehampton  rather  than  Eglinton. 

The  only  effective  way  of  reducing  traffic  volumes  on  Roehampton 
is  to  close  it  at  some  strategic  point  between  Mt.  Pleasant  and 
Bayview  Avenue.  Stop  signs  may  be  temporarily  useful  but  they  soon 
become  a  familar  inconvenience  that  motorists  tend  to  ignore. 

Therefore  it  is  recommended  that  Roehampton  Avenue  be  closed  at 
Bruce  Park  Avenue  or  Walder  Avenue  on  a  temporary  basis.  The  major 
traffic  problem  is  focused  on  the  shopping  centre  and  it  is  reasonable 
to  assume  that  if  this  traffic  can  be  forced  to  enter  and  exit  from 
Eglinton  and  Bayview  then  Roehampton  will  be  considerably  relieved. 
However,  if  traffic  is  constricted  at  one  point  there  is  a  danger 
that  it  may  reappear  somewhere  else.  In  this  case,  the  Bayview 
traffic  now  turning  west  on  Roehampton  might  be  diverted  onto 
Broadway.  Only  a  trial  closing  of  Roehampton  will  provide 
adequate  opportunity  to  test  the  full  impact  of  a  change  in 
traffic  patterns.  Yet  it  is  well  worth  the  test  in  an  attempt 
to  restore  a  measure  of  peace  and  quiet  to  the  local  residents. 

A  further  measure  is  also  desirable  to  reinforce  the  boundary 
between  future  apartments  on  Eglinton  and  homes  on  Roenampton 
Avenue.  Preservation  of  an  unexcavated  area  of  at  least  20  feet 
in  width  to  permit  planting  of  large  forest  trees  along  the  rear  lot 
line  of  apartment  properties  should  be  a  condition  for  rezoning  and 
all  parking  for  tenants  should  be  underground. 

(c)  Eglinton  Avenue  -  South  side  between  Mt.  Pleasant  Road 
and  Bayview  Avenue. 

Although  the  south  side  of  Eglinton  Avenue  has  been  zoned  to  a 
depth  of  140  feet  to  150  feet  (depending  on  location)  to  permit 
apartments  since  1953,  reconstruction  started  only  2  years  ago. 

Four  buildings  have  been  completed  and  2  more  are  under 
construction  -  all  east  of  Forman  Avenue.  Two  are  12  storeys, 

1-11  storeys,  2-9  storeys  and  1-7  storeys. 
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There  were  a  number  of  complaints  received  that  the  impact  of  apartment 
construction  on  the  Eglinton  frontage  was  destroying  the  fine  residential 
quality  of  the  side  streets  between  Eglinton  avenue  and  Soudan  Avenue.  It 
was  suggested  that  the  only  solution  was  to  open  up  the  side  streets  south  of 
Eglinton  Avenue  to  apartment  development. 

If  this  solution  were  adopted  the  whole  area  from  Eglinton  Avenue  to  Soudan 
Avenue  from  Mt.  Pleasant  Road  to  Bayview  Avenue  would  have  to  be  thrown  open 
to  development,  since  these  streets  mark  the  logical  boundaries  of  a  possible 
apartment  zone.  However,  this  area  represents  an  apartment  potential  of  47 
acres,  capable  of  holding  5,700  apartment  units.  An  extension  of  this  size 
would  represent  a  63%  increase  in  the  size  of  apartment  demand  forecast 
during  the  next  15  years,  and  already  provided  for  in  areas  to  the  west  of 
Mt.  Pleasant  Road.  Development  of  this  scale  and  in  this  location  would 
represent  a  complete  departure  from  the  principles  of  orderly  development 
proposed  in  the  plan. 

The  only  argument  in  favour  of  extending  the  apartment  area  would  be  if 
apartments  have  a  deleterious  effect  on  houses  nearby  and  the  new  boundary 
would  offer  a  distinct  opportunity  to  effectively  separate  the  two.  The 
latter  is  only  possible  where  there  is  a  full  block  to  work  with  as  in  the 
case  of  the  Erskine-Keewatin  block.  As  mentioned  previously,  an  extension 
of  the  apartment  zone  to  Soudan  Avenue  would  create  an  undesirable  concentration 
of  apartments  in  the  Eglinton  District,  in  comparison  to  other  areas  in  the 
City  and  would  represent  a  major  change  in  the  policy  of  concentrating 
apartment  development  close  to  mass  transit  facilities. 

The  impact  of  apartments  has  been  particularly  pronounced  because  they  are 
either  under  construction  or  only  recently  completed.  This  disruption  is 
bound  to  cause  considerable  anxiety  and  inconvenience;  yet  construction  is 
a  temporary  condition  and  experience  shows  that  neighbourhoods  recover 
quickly  with  no  decline  in  market  value.  Overshadowing  is  no  problem  at 
all  because  houses  are  almost  all  south  of  the  apartment  buildings.  The 
restricted  depth  available  has  meant  that  the  height  of  the  buildings  is 
similarly  restricted  -  particularly  when  compared  with  16,  20  or  25  storey 
towers.  Little  would  be  gained  in  placing  special  restrictions  on  new 
development  in  existing  high  density  apartment  zones,  such  as  is  proposed 
for  the  north  side  of  Eglinton  Avenue,  since  the  bulk  of  the  available 
area  has  already  been  developed. 

However,  the  chronic  problem  of  retaining  or  restoring  a  feeling  of 
privacy  will  remain  a  source  of  discontent.  Unfortunately  the  only 
foreseeable  solution  would  involve  the  introduction  of  so  much  new 
apartment  development  in  an  area  not  particularly  suited  for  apartment 
use,  that  more  problems  would  be  created  than  would  be  solved. 
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Traffic  and  parking  are  also  major  problems  affecting  residents* 
enjoyment  of  their  neighbourhood.  If  traffic  volumes  increase 
substantially,  the  best  way  to  protect  homes  from  this  offense 
is  to  close  these  short  streets  at  Eglinton  to  eliminate  through- 
traffic  using  the  local  streets  as  short-cuts.  Access  to  Mann, 
Hoyle,  Banff  etc.  would  be  obtained  from  Soudan  Avenue.  It  should 
be  appreciated  that  this  action  should  probably  be  at  the  request 
of  the  residents  since  they  are  the  ones  affected  by  the  situation. 

On-street  parking  is  somewhat  heavier  than  one  might  expect  on 
Hoyle  Avenue  and  Mann  Avenue  on  the  upper  half  of  these  streets 
close  to  Eglinton  Avenue.  Counts  made  of  parked  cars  during  a  one- 
hour  period  on  three  days  during  March  and  April  revealed  the 


following: 

Mann  Avenue 

11  cars 

March  30: 

11-12 

A.M. 

15  cars 

April  9: 

9-11 

A.M. 

13  cars 

April  6: 

2-3 

P.M. 

Hoyle  Avenue 

9  cars 

March  30: 

11-12 

A.M. 

18  cars 

April  9: 

9-11 

A.M. 

6  cars 

April  6: 

2-3 

P.M. 

Counts  made  on  these  same  days  on  Bruce  Park  Avenue  and 
Roehampton  Avenue  revealed  even  heavier  on-street  parking, 
suggesting  that  parking  for  600  Eglinton  Avenue  East  may  be 
inadequate,  although  it  meets  the  Zoning  By-law  standards.  This 
was  confirmed  by  the  fact  that  69  cars  of  employees  from  600 
Eglinton  Avenue  were  ticketed  by  police  for  parking  on  the 
Dominion  Store  property  on  one  day. 

Discussions  with  I.B.M.,  the  prime  tenant  of  this  office  building 
have  raised  the  point  that  parking  requirements  fluctuate 
considerably  during  the  day  and  from  week  to  week.  A  large  number 
of  professional  field  staff  report  into  the  office  early  in  the 
morning  and  late  in  the  afternoon  but  only  fo  r  a  half  hour  or  an 
hour  at  a  time.  Also  courses  are  held  periodically  in  this 
building  which  increases  the  number  of  occupants  for  one  or  two 
week  periods.  The  average  number  working  in  the  I.B.M.  office  during 
the  day  is  only  40-50  and  in  the  other  offices  in  the  building, 
about  70.  The  Zoning  By-lav?  parking  standards  are  not  geared  for 
these  sporadic  loads  on  parking  space.  However,  certain  changes 
within  the  I.B.M.  organization  are  now  under  consideration  that 
may  considerably  ease  the  parking  problem  in  the  Eglinton  area 
very  shortly  and  are  definitely  expected  to  do  so  within  the  next 
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4  years.  Intermediate  measures  by  the  City  to  solve  the  parking 
problem  would  mean  inordinately  heavy  expenditures  on  acquisition 
of  commercial  land  for  a  parking  lot  that  are  not  warranted  for 
such  a  limited  time. 

(d)  Soudan  Avenue  -  between  Yonge  Street  and  Mt.  Pleasant  Road 

Apartment  construction  on  many  of  the  north-south  streets  between 
Egl inton  Avenue  and  Soudan  Avenue  has  inevitably  caused  some  concern 
about  the  future  of  houses  on  the  south  side  of  Soudan  Avenue.  To 
date,  nothing  has  been  constructed  on  the  north  side  of  Soudan, 
although  No.'s  98-126  Soudan  have  already  been  purchased  for  a  full 
block  development  between  Dunfield  Avenue  and  Lillian  Street.  When 
the  remaining  properties  on  the  Soudan  frontage  are  ripe  for 
development,  the  size  of  properties  (with  one  exception  -  between 
Redpath  and  Brownlow)  would  limit  apartments  to  a  moderate  size. 

Even  in  the  one  case  where  a  larger  building  is  possible,  it  would 
be  much  smaller  than  anything  else  constructed  in  this  Z.4  area. 

This  means  that  the  potential  conflict  between  apartments  on  the 
north  side  of  Soudan  and  homes  on  the  south  side  of  Soudan  is 
limited.  Unfortunately  construction  will  continue  to  disturb 
the  neighbourhood  for  some  time  and  Soudan  will  experience  some 
increase  in  traffic.  Yet  the  long  range  prospects  for  compatibility 
are  good  because  of  the  limited  size  of  buildings  that  are  possible 
on  the  north  side  of  Soudan  Avenue. 

To  help  ensure  the  best  possible  relationship  it  would  be  desirable 
to  require  that  the  setback  of  new  apartments  from  Soudan  Avenue 
be  increased  above  the  Zoning  By-law  requirements  to  emphasize  the 
physical  separation  between  tall  buildings  and  two-storey  homes. 

The  open  space  thereby  achieved  should  be  landscaped  and  as  much 
parking  placed  underground  as  is  feasible  on  each  site.  Large 
scale  street  trees  will  be  desirable  as  a  screen  between  apartments 
on  the  north  and  houses  on  the  south. 

The  same  principle  of  an  increased  set  back  should  be  applied  for 
any  new  office  building  on  the  north  side  of  Soudan  Avenue  within 
the  C.1A  zone.  This  will  offer  the  necessary  protection  for  homes 
on  the  south  side. 

The  problem  of  diesel  fumes  from  buses,  which  are  so  offensive  to 
those  living  on  Soudan  Avenue  between  Holly  Street  and  Yonge  Street, 
is  a  problem  throughout  much  of  the  Metropolitan  area.  Obviously 
nothing  is  solved  simply  by  changing  the  route.  The  only  real 
solution  is  to  control  the  emission  of  pollutants  from  the  buses. 

For  some  time  the  problem  of  pollution  from  all  kinds  of  vehicles 
has  been  the  subject  of  public  concern  and  this  has  precipitated 
research  within  the  automobile  industry  on  engine  design,  after 
burners,  new  fuels  etc.  that  will  be  both  effective  and  economical. 
The  Metropolitan  Toronto  Air  Pollution  Control  Division  is  working 
continuously  with  the  auto  industry  and  the  T.T.C.  to  ensure  that  the 
pollution  problem  here  in  Toronto  remains  a  live  issue  until  it  is 
diminished  or  solved.  However,  the  more  public  complaints  that  are 
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received  by  the  Metropolitan  Toronto  Air  Pollution  Control 
Division,  the  more  strength  they  have  to  accelerate  implementation 
of  improvements  when  these  are  proven  by  the  industry.  Anyone  who 
suffers  from  pollution  or  is  offended  by  diesel  fumes  can  write  to 
this  Division  of  the  Metropolitan  Works  Department,  55  Eglinton 
Avenue  East,  with  their  complaints. 

II.  New  Boundaries 


(a)  Duplex  Avenue 

In  the  Eglinton  Planning  District  Appraisal,  the  gore  between 
Duplex  Avenue  and  Yonge  Street  south  of  Eglinton  was  recommended 
for  rezoning  to  permit  apartments  and  town  houses  west  of  the  subway 
and  offices  east  of  the  subway.  The  boundary  problem  on  Duplex 
Avenue  was  foreseen  in  the  Appraisal  and  two  alternative  or 
complimentary  recommendations  were  included  as  suitable  devices  to 
achieve  a  satisfactory  relationship  of  homes  on  the  west  side  to  tall 
blocks  on  the  east  side. 

1.  Apartments  should  be  set  back  from  Duplex  Avenue  a  distance 
at  least  equal  to  the  height  of  the  building. 

2.  Town  houses  are  desirable  on  the  Duplex  frontage  as  they  would 
emphasize  the  demarcation  between  low  and  high  buildings.  Without 
the  town  houses  it  would  be  more  difficult  to  hold  a  permanent 
boundary  at  Duplex  Avenue. 

Many  residents  on  the  west  side  of  Duplex  Avenue  were  concerned 
about  the  aesthetic  appearance  of  town  houses  and  imagined  the 
stereotype  of  19th  century  slum  row  houses  as  the  likely 
development  on  the  east  side  of  Duplex.  However,  in  the  City  of 
Toronto  the  sale  price  of  town  houses  that  have  been  constructed 
recently  e.g.  Elm  Avenue,  Clarendon  Avenue  and  Inglewood  Drive, 
ranges  from  $35,000  to  $65,000,  and  it  seems  reasonable  to  expect 
that  the  reputation  of  the  Eglinton  District  would  attract  tenants 
who  could  afford  the  rental  on  a  unit  which  would  sell  for 
approximately  $30,000.  The  design  and  quality  of  town  houses  must 
be  good  in  order  to  guarantee  the  return  on  the  land  required  in 
this  location.  For  this  reason  the  developer  must  be  concerned 
about  standards  of  design,  construction  and  management. 

Town  houses  have  the  distinct  advantage  of  visually  separating  homes 
on  the  west  side  from  apartment  towers  on  the  east.  They  are  more 
compatible  in  size  and  also  tend  to  attract  families  who  have  more 
in  common  with  residents  of  the  west  side.  They  are  likely  to  be 
successful,  both  physically  and  socially,  in  bridging  the  gap. 
However,  if  residents  are  generally  in  favor  of  a  large  set-back 
for  apartments,  coupled  with  siting  of  the  apartments  with  the 
narrow  end  facing  Duplex  Avenue  (and  no  town  houses)  then  this 
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might  also  be  satisfactory,  although  less  effective  as  a  solution 
to  the  boundary  problem.  In  this  case  it  would  be  particularly 
important  to  ensure  that  a  strip  of  land,  at  least  20  feet  wide 
was  left  unexcavated  along  the  east  side  of  Duplex  Avenue 
suitable  for  planting  with  large  forest  trees.  These,  together 
with  the  street  trees,  would  help  create  a  screen. 

Several  additional  suggestions  were  received  from  the  Oriole  Park 
Ratepayers  Association  which  merit  careful  consideration. 

Firstly  the  association  recommended  that  an  84  foot  strip  on  the 
east  side  should  be  reserved  for  R.l  Z.l  or  G,  although  special 
permission  should  be  given  to  include  this  lot  area  in  the  density 
calculation  for  the  adjacent  apartments.  Another  66'  strip  east  of 
the  84'  strip  it  recommended  be  zoned  R.2  Z.2 

The  intention  of  these  recommendations  from  the  Oriole  Park  Rate¬ 
payers  Association  -  to  separate  apartments  on  the  east  side  of 
Duplex  from  homes  on  the  west  side  -  is  similar  to  the  Planning 
Board's  recommendations  but  they  present  several  legal  and  economic 
complications . 

A  "G"  or  parkland  designation  cannot  be  applied  unless  the  land 
is  owned  by  the  City.  Therefore  this  strip  would  have  to  be 
expropriated  by  the  City  which  is  not  likely  to  be  favored  either 
by  the  homeowners  within  this  34'  strip  or  the  City  Parks  Department 
which  would  have  to  maintain  it. 

The  R.l  Z.l  designation  is  also  complicated.  Nothing  could  be 
constructed  within  this  zone  except  single  family  dwellings. 

If  a  developer  did  buy  existing  properties  he  would  only  be  able  to 
pay  the  value  of  the  land  for  single  homes,  which  would  be  very 
much  less  than  the  value  of  the  same  land  for  apartment  development. 
The  proposal  in  the  Appraisal  (in  comparison)  to  zone  the  whole 
area  west  of  the  subway  right-of-way  to  Zone  4  with  special 
conditions  in  the  By-law  governing  set-backs  from  Duplex  Avenue 
would  encourage  uniform  prices  for  land,  an  overall  high  density 
of  development  but  the  introduction  of  low  buildings  where  they 
are  needed  as  a  condition  for  rezoning.  Provision  for  additional 
tree  planting  in  front  of  the  town  houses  and  retention  of  existing 
trees  as  suggested  by  the  Ratepayers'  Association  can  also  be 
included  in  the  conditions  for  rezoning. 

Residents  were  also  concerned  about  the  prospect  of  a  commercial 
building  close  by  and  recommended  that  the  C  zone  should  not 
be  closer  than  150  feet  from  the  east  street  line  of  Duplex 
Avenue.  This  applies  in  the  proposed  zoning  only  south  of  a  point 
mid-way  between  Lola  Road  and  Glebe  Road.  In  the  two  blocks 
between  Glebe  Road  and  Chaplin  Crescent,  the  effect  of  extending 
the  R.2  Z.4  boundary  eastward  to  a  depth  of  150  feet  would  be  to 
decrease  the  potential  commercial  lot  area  and  perhaps  (depending 
on  the  design  of  the  building)  slightly  decrease  the  size  of  office 
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buildings  on  Yonge  Street.  It  would  have  no  effect  on 
residential  buildings  on  the  Duplex  frontage  as  both  the  R.2  Z.4 
and  C.l  L.4  Z.4  categories  permit  apartments  at  a  density  of  2.0. 
Retention  of  the  proposed  commercial  boundary  on  the  west  side 
of  the  subway  right-of-way  offers  not  only  a  variety  of  site 
sizes  from  Eglinton  to  Chaplin  Crescent  (this  feature  would,  of 
course  be  retained  even  if  the  C.  boundary  was  moved)  but  permits 
the  largest  development  adjacent  to  the  Davisville  subway  station, 
encouraging  maximum  use  of  the  subway  station  for  home-to-work  trips. 

As  an  alternative  to  drawing  a  new  zoning  boundary  dividing  the 
subway  right-of-way,  the  desired  protection  for  homes  on  the  west 
side  of  Duplex  Avenue  can  be  achieved  by  stipulating  several 
conditions  for  development  when  the  area  is  rezoned. 

1.  The  major  access  to  all  commercial  buildings  should  be 
limited  to  Yonge  Street.  Because  of  the  added  cost  of  building 
over  the  subway  cut  it  is  most  likely  that  buildings  would  be 
constructed  on  land  east  of  it  while  decking  over  the  cut  would 
be  used  for  parking.  However,  requiring  that  all  commercial 
buildings  front  onto  Yonge  Street  would  help  ensure  this. 

2.  No  commercial  building  should  be  permitted  closer  to  the 
east  street  line  of  Duplex  Avenue  than  150  feet. 

3.  In  the  block  bounded  by  Imperial  Street,  Duplex  Avenue, 

Chaplia  Crescent  and  Yonge  Street,  a  strip  at  least  84  feet  wide 
parallel  to  the  east  street  line  of  Duplex  Avenue  should  be  left 
open  and  be  landscaped.  This  is  the  most  economical  way  of 
extending  the  Imperial  Parkette.  If  the  open  cut  was  decked  now 
(prior  to  rebuilding  of  the  whole  block)  simply  to  accommodate  a 
park,  the  cost  would  be  prohibitive.  However  the  desired  goal 
can  more  readily  be  achieved  as  part  of  the  overall  redevelopment 
proposal . 

Another  criticism  received  from  residents  was  concerned  with 
the  closing  of  all  east-west  streets  at  Duplex  Avenue,  although 
these  closings  were  recommended  for  the  sole  purpose  cf  protecting 
Duplex  Avenue  and  residents  to  the  west  from  the  additional 
traffic  generated  by  new  development.  If  a  convenient  access  to 
Yonge  Street  is  more  important  than  avoiding  an  increase  in  traffic 
volumes  on  Duplex,  then  one  more  street  (in  addition  to  Berwick  and 
Chaplin)  can  be  left  open.  Manor  Road  is  probably  the  best  street 
because  of  the  traffic  light  at  Yonge  Street  and  the  more 
important  function  that  this  street  serves.  Berwick  Avenue 
must  remain  open  because  of  the  access  to  the  parking  garage  and 
Chaplin  Crescent  because  it  is  an  important  arterial  link. 
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(b)  Rose lawn  Avenue 

In  the  north-west  quadrant  between  Yonge  Street  and  Eglinton  Park, 
where  the  appraisal  recommended  rezoning  to  permit  apartments, 
complaints  were  received  from  residents  on  the  north  side  of  Roselawn 
Avenue  of  the  impact  of  the  apartment  development  suggested.  The 
situation  was  examined  in  detail  to  see  whether  by  the  creation  of 
larger  parcels  comprising  both  the  Roselawn,  Edith  Drive  and 
Duplex  Avenue  frontages;  the  restriction  of  low  rise  buildings  to 
the  Roselawn  frontage  and  the  siting  of  high  rise  on  the  Edith 
Drive  and  Duplex  Avenue  frontage,  a  suitable  development  affording 
protection  to  the  properties  north  of  Roselawn  could  be  achieved. 

The  conclusion  was  that  as  long  as  the  apartment  in  the  centre  of 
the  block  between  Montgomery  Avenue  and  Roselawn  Avenue  was  in 
existence  redevelopment  could  not  be  achieved  without  the  siting 
of  substantial  apartment  blocks  on  the  south  side  of  Roselawn  Avenue. 
The  existing  apartment  block  between  Roselawn  Avenue  and  Montgomery 
Avenue  is  of  relatively  recent  vintage,  about  12  years  old  and  in 
excellent  condition.  However  its  density  is  extremely  low,  only  0.75 
times  the  area  of  the  site,  little  more  than  the  average  for  homes 
in  the  area.  Contemplated  density  in  this  area  would  be  3.2  times 
greater  (Zone  4  plus  bonus)  and  it  is  likely  that  before  the  end 
of  the  planning  period  redevelopment  of  this  site  to  a  higher 
density  would  become  attractive. 

To  achieve  a  comprehensive  development  of  the  block  and  to  provide 
a  transition  between  the  high  density  apartment  areas  to  the 
south  and  the  stable  area  of  homes  to  the  north,  rezoning  of 
the  block  south  of  Roselawn  Avenue,  between  Edith  Drive  and 
Duplex  Avenue  should  be  subject  to  the  following  special  conditions: 

1.  Frontages  on  Edith  Drive,  Duplex  Avenue  and  Roselawn  Avenue 
together  with  the  low  density  apartment  site  in  the  centre  of  the 
block  to  be  in  one,  or  joint,  ownership. 

2.  The  south  side  of  Roselawn  should  be  reserved  for  town  houses 
or  other  forms  of  low  multiple  dwellings  not  in  excess  of  three 
storeys.  Apartment  towers  would  be  sited  no  closer  than  150  feet 
south  of  the  south  street  line  of  Roselawn  avenue. 

3.  A  strip  at  least  20  feet  wide  on  the  south  side  of  Roselawn 
Avenue  should  remain  unexcavated,  suitable  for  planting  with 
large  forest  trees. 

2.  Development  Standards  and  Controls 

Standards  of  apartment  site  development  and  lack  of  powers 
to  effect  complete  and  progressive  rebuilding  within  areas 
rezoned  for  apartments  all  came  under  severe  criticism. 
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TWO  SKETCHES  TO  ILLUSTRATE  DEVELOPMENTS  MEETING 
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The  distance  between  apartment  towers  and  single  family  dwellings 
were  generally  considered  too  small  but  the  most  serious 
criticism  was  levelled  against  side  yard  setbacks.  For  example 
the  standards  in  the  Zoning  By-law  permit  an  apartment  wall 
130  f4et  high  only  25  feet  away  from  a  2  etP^tey  house. 

The  prospect  of  being  left  out  of  an  apartment  assembly  if  the 
developer  does  not  need  the  property  is  also  a  source  of  anxiety. 
In  some  cases,  the  excluded  properties  constitute  an  uneconomic 
development  unit  and  will  be  difficult  to  rebuild:  in  other 
cases  the  remaining  properties  could  be  assembled  for  an 
apartment  but  because  of  their  size  they  are  less  attractive  and 
may  remain  for  many  years  before  a  new  wave  of  construction 
develops  them. 

The  effect  of  scattered  rebuilding  throughout  a  large  area 
such  as  the  one  between  Eglinton  Avenue  and  Erskine  Avenue, 
rather  than  comprehensive  rebuilding  street  by  street,  was 
another  criticism  of  the  City's  policy. 

Comment: 

These  are  all  very  serious  problems.  It  was  precisely  to  meet 
these  problems  that  the  Committee  on  Buildings  and  Development 
has  adopted  the  practise  of  site  development  control.  This  is 
where  approval  in  principle  for  a  designated  zone  only  is  given. 
The  actual  rezoning  is  only  granted  when  a  suitable  development 
proposal  is  presented  that  does  not  leave  individual  houses 
stranded  on  parcels  difficult  or  impossible  to  assemble 
successfully.  This  method  assures  as  well  that  the  major  blocks 
are  so  located  that  they  have  the  minimum  impact  on  surrounding 
properties. 

In  conjunction  with  bonus  provision  for  certain  desirable 
features  such  as  increased  landscaping,  underground  parking  and 
variety  of  accommodation,  a  much  higher  standard  of  development 
is  possible  now  than  ever  before.  Indeed  throughout  this  report 
every  major  area  suggested  for  rezoning  should  be  subject  to  site 
development  control,  to  assure  that  the  objectives  specified 
in  redevelopment  are  achieved  before  rezoning  is  finally 
approved. 

3.  Stability  of  che  Plan 


The  necessity  for  a  plan  was  generally  appreciated,  yet  many 
were  dubious  about  the  effectiveness  of  any  plan  if  changes 
could  be  considered  as  soon  as  the  plan  is  approved.  Some  felt 
that  the  plan  and  the  implementing  zoning  by-law  should  be 
fixed  for  a  specific  time  period. 


<  .  •  :  : 

•  .  .  . 

:  .  .  .u'.J : 


1 

• 

. .  ••  •  • 

*. 

;  • 

V  '  •  ;  •  •  1  : 

- 

■ 

. 

•i  . 

.  *  *  .. 

.  1 

.  ■’ 

.  ■ 

tO 

r  :!  •  -  >n  * 

.  .  ::  ,  .  ' 

'  -  ../  ;  ..  '  •  " 

•  •  •  ■  -  • 

'  • 

.  .  .V  ••  :»■ 

••  •_  t  . 

• 

,  :  J  (  '  j  •  .V  :  '  •  “V- 

sole  i<  imn'i  na'r i 

„  .  ..  ■  "  "" 

;  '•  V-r,'  ,v.  >  ,.T  -! 

'  '  •  /.  ■ 

■  ■  •  .  •:  :  •  •  :  r 

:  •  '  ■  ■  •  '  ’  •  '  -  : 

*  r, '  . 


.  ■ 

•  -  ••  '  •:  • 

■;  •  •  '  •  :  i  u;  • 

. 


f  'A* 


24 


Comments: 

A  decision  by  Council  not  to  permit  any  changes  in  the  plan 
or  zoning  by-law  is  of  necessity  limited  to  the  council's  term 
of  office.  In  the  City  of  Toronto  this  is  2  years.  Guaranteed 
stability  for  a  longer  period  would  require  ratification  by 
each  successive  Council. 

In  spite  of  a  decision  by  Council  to  "hold  the  line"  during 
its  term  of  office,  anyone  has  the  right  to  ask  for  an  amendment 
at  any  time.  It  is  only  by  rejection  of  amendments  that  are 
counter  to  adopted  policy  at  the  time  of  application  that  a  firm 
line  can  be  held  and  adjacent  areas  protected. 

There  is  a  delicate  balance  required  in  this  situation.  Sufficient 
flexibility  is  required  to  meet  the  inevitable  changes  that  are 
required  to  accommodate  the  continued  growth  of  the  City. 

However  it  must  be  recognized  that  stability  and  certainty  about 
the  future  is  of  great  importance  and  should  be  reinforced  by 
Council  as  far  as  possible. 

4.  Parking  Lots  for  Shops 

New  parking  lots  behind  the  commercial  frontage  on  the  east  side 
of  Yonge  Street,  the  east  side  of  Mt.  Pleasant  Road  and  the  west 
side  of  Bayview  Avenue  were  recommended  to  meet  existing  or 
projected  parking  deficiencies.  In  all  cases  residents  directly 
affected  by  the  proposal  and  some  residents  nearby  were  opposed 
to  the  introduction  of  parking  lots  into  a  residential  area. 

This  reaction  was  based  on  the  threat  of  expropriation  and  the 
prospects  of  increased  traffic  with  assumed  depreciation  of 
homes.  Several  persons  also  questioned  whether  the  parking  was 
needed. 

Comments: 

There  is  little  question  that  considerable  off-street  parking  is 
needed  to  retain  clients  for  the  shops  and  to  ensure  a  free  flow 
of  traffic  on  these  major  arteries.  Parking  on  the  street  can 
satisfy  only  part  of  the  demand  and  must  be  completely  curtailed 
during  rush  hours.  Although  in  planning  terms,  the  commercial 
strip  (as  compared  with  the  shopping  plaza)  is  an  unsatisfactory 
legacy  from  the  days  when  cars  were  less  numerous  and  customers 
shopped  on  foot,  it  represents  a  large  capital  investment  and  an 
important  local  service.  The  problem  is  to  make  it  work 
successfully  and  of  course  a  major  hurdle  is  parking. 
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To  provide  this  parking  by  expropriating  some  of  the  shops 
would  defeat  the  purpose  of  the  parking  proposal  and  would  be  far 
too  expensive.  The  only  alternative  ^is  to  find  a  location  behind 
the  shops  that  will  have  a  minimum  effect  on  the  residential 
area.  Therefore  in  each  case  a  location  has  been  recommended 
where  the  parking  lot  is  bounded  by  the  shops  on  one  side  and 
streets  on  the  other  sides,  rather  than  to  put  the  parking 
lot  in  the  middle  of  a  residential  block  with  no  separation  from 
houses . 

Expropriation  and  the  dislocation  caused  thereby  is  rarely  a 
pleasant  prospect,  however  it  does  seem  to  be  necessary  in  this 
case.  Once  they  are  in  operation,  cars  that  are  now  parking  on 
residential  streets  will  in  fact  be  consolidated  in  one  place 
where  they  are  less  offensive.  Landscaping  and  planting  of  trees 
around  the  parking  lot  should  be  generous  to  minimize  the 
intrustion  and  provide  additional  protection  from  noise  and  fanes 
of  automobiles.  Depreciation  of  homes  may  well  be  more  likely 
if  cars  are  permitted  to  park  indiscriminately  than  if  they  are 
corailed  in  one  place  that  is  properly  designed  to  accommodate  them. 

5 .  Expropriation  for  Public  Purposes: 

There  was  considerable  objection  to  the  idea  of  expropriation  for 
public  purposes,  whether  for  parks  or  for  a  possible  library  site. 
Some  people  felt  that  parks  were  not  needed  because  they  would 
benefit  only  the  apartment  residents  or  that  they  were  not  needed 
because  there  was  a  park  nearby.  Many  objected  to  the  retention 
of  existing  zoning  on  the  sites  designated  for  possible  public  use, 
feeling  that  this  was  a  devise  to  enable  the  City  to  pick  up 
the  properties  at  a  reduced  price. 

Comments : 

Compared  with  many  of  the  older  residential  districts  in  Toronto 
the  Eglinton  district  is  well  supplied  with  parks  and  open  space. 
However,  the  rapid  and  substantial  increase  in  population  from 
41,700  in  1961  to  a  projected  56,000  will  mean  a  future  shortage 
of  recreation  space. 

If  the  City's  accepted  standard  of  1.4  acres  of  public  park  per 
thousand  population  is  applied  to  the  Eglinton  district,  the 
present  shortage  of  1.2  acres  will  grow  to  21  acres. 

In  selecting  new  sites  for  parks  it  is  only  logical  to  serve  those 
areas  where  the  deficiencies  are  most  critical  i.e.  the  new  apartment 
neighbourhoods.  Until  recently  the  City  has  concentrated  on  parks 
for  young  children,  but  this  is  no  reason  to  conclude  that  recreation 
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is  not  desirable  or  needed  for  all  age  groups.  As  the  population 
structure  of  the  City  changes,  so  do  the  recreational  requirements. 
Perhaps,  in  the  future  there  will  be  an  opportunity  to  encourage 
apartment  developers  to  contribute  toward  the  cost  of  parks  as 
they  soon  will  be  requested  to  do  for  sewers.  In  the  meantime, 
the  City  must  accept  the  cost  of  recreation  improvements  as  a  price 
for  new  development  and  a  necessary  amenity  to  ensure  a  desirable 
residential  environment. 

The  retention  of  the  existing  zoning  designation  is  not  intended 
to  create  an  artificially  depressed  value  for  lands  required  for 
public  purposes.  However  there  is  no  sense  in  encouraging 
developers  to  assemble  properties  for  redevelopment  in  areas  where 
the  intention  is  ultimately  to  use  the  land  for  public  purposes. 

As  a  matter  of  City  policy,  the  Parks  Department  does  not  normally 
expropriate  lands  for  park  purposes,  preferring  to  acquire  property 
by  private  sale.  In  the  event  of  expropriation,  homeowners  must 
receive  a  fair  market  value  for  their  property.  It  is  difficult 
to  see  how  essential  public  services  can  be  provided  without 
causing  inconvenience  to  someone,  but  everything  that  can  be  done 
to  reduce  it  to  a  minimum  will  be  done. 

6.  Inadequate  Transportation  Plan 

Serious  congestion  at  the  Eglinton-Yonge  intersection  with  all  of  the 
attendant  noise,  bus  fumes,  delays  and  inconvenience  was  considered 
by  some  residents  to  be  the  worst  problem  of  the  district  with  no 
real  solution  offered  in  the  Eglinton  Plan.  Some  doubt  was  also 
expressed  regarding  the  effectiveness  of  the  present  roads  (without 
widening)  to  handle  all  of  the  additional  traffic  generated  by  the 
proposed  office  and  apartment  development. 

Comments: 

If  money  was  no  object,  it  is  theoretically  possible  to  reduce 

congestion  at  the  Eglinton  terminal,  much  of  it  due  to  the  large 

number  of  buses  making  left-turn  movements.  One  possibility  is  to 

add  new  bus  bays  on  the  north  side  of  Eglinton  Avenue  opposite  the 

subway  station  to  permit  buses  to  turn  right  rather  than  left  off 

Eglinton.  This  would  be  costly  and  would  mean  a  fairly  long  walk 

for  passengers  to  the  subway  trains;  but  the  improvemnnt  would 

be  significant  if  carried  out  in  conjunction  with  the  suggestion 

in  the  Eglinton  Appraisal  to  construct  new  underground  subway  entrances  on 

each  of  the  three  remaining  corners.  The  only  problem  is  the  cost. 

Also  should  an  extension  of  the  Yonge  Street  subway  be  built  the  add¬ 
itional  bus  bays  would  become  pointless.  It  seems  wise  to  wait  for  a  firm 
decision  on  the  subway  program  before  recommending  major  improvements 
in  bus  facilities  at  the  present  terminal. 

The  new  subway  entrances  would  be  required  whether  the  subway  were 
extended  or  not.  The  amount  of  new  apartment  and  office 
development,  which  generates  pedestrian  movement,  is  already  large 
and  is  expected  to  increase  substantially.  Vehicular  movement, 
even  if  many  bus  routes  were  re-located,  would  also 
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remain  high.  The  situation  at  this  corner  is  more  directly 
comparable  to  the  downtown  situation  where  as  a  normal  practise 
entrances  are  provided  at  each  corner. 

The  total  road  system  and  its  future  effectiveness  is  a  more 
complicated  problem.  It  is  to  be  expected  that  the  construction 
of  expressways  will  eventually  divert  many  long  distance  travellers 
from  Eglinton  Avenue  and  Yonge  Street  to  the  faster  routes.  Yet 
this  improvement  is  likely  to  be  only  temporary;  experience  shows 
that  road  improvements  can  rarely,  if  ever,  keep  ahead  of  demand 
in  a  large  and  growing  urban  area.  Major  roads  will  always  be 
working  at  capacity  in  rush  hours.  This  is  not  harmful  in  itself. 

A  problem  exists  only  when  traffic  exceeds  that  capacity  and  filters 
through  the  adjacent  residential  streets. 

Widening  of  any  of  the  major  arteries  in  the  Eglinton  district  is 
dependent  upon  redevelopment  in  which  case  the  necessary  land 
would  be  available.  (The  alternative  cost  of  acquiring 
commercial  properties  to  implement  a  widening  is  not  warranted 
at  the  present  time).  In  the  Eglinton  district  this  means  that 
the  west  side  of  Yonge  Street  between  the  Davisville  subway  yards 
and  the  Eglinton  terminal  could  be  widened  in  conjunction  with 
new  office  construction,  providing  for  traffic  destined  to  the 
new  development.  It  is  recommended  that  the  Public  Works 
Department  give  further  consideration  to  the  feasibility  as  well 
as  need  for  this  widening,  particularly  in  view  of  the  proposal 
to  direct  all  traffic  from  the  redevelopment  of  the  Duplex-Yonge 
core  out  to  Yonge  Street. 

7 .  Density  Limits  in  R.l  Zones 

The  R.l  designation  is  intended  to  provide  protection  for,  and 
continuity  of  single  family  residential  use.  It  is  normally 
matched  with  a  Zone  1  density  designation  which  indicates  that 
the  maximum  bulk  of  building  that  can  be  constructed  must  not 
be  more  than  0.35  the  area  of  the  lot. 

Comment: 

It  was  noted  in  the  examination  of  the  R.l  districts  west  of 
Yonge  Street  that  relatively  few  blocks  met  the  density 
provisions  of  a  Zone  1  designation.  South  of  Eglinton  Avenue 
only  two  blocks  had  an  average  existing  density  of  below  0.35 
the  area  of  the  lot.  North  of  Eglinton  Avenue  there  were  only 
two  blocks  where  the  density  lay  below  0.35.  Certainly  the  R.l 
designation  should  not  be  changed,  these  areas  are  in  fact  occupied 
only  by  single  family  homes.  However  the  density  restrictions  in 
view  of  the  actual  situation  seem  unduly  restrictive.  It  is 
suggested  that  a  Zone  2  designation  (maximum  density  0.6)  be 
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applied  to  all  R.l  districts  to  the  west  of  Yonge  Street.  The  uses 
permitted  would  remain  the  same,  only  single  family  homes  would  be 
allowed,  but  the  coverage  of  the  lot  and  the  bulk  of  the  building  in 
any  new  construction  would  more  closely  resemble  the  structures 
that  are  already  there. 

^ •  R.2  Designation  for  Areas  Predominantly  of  Single  Family  Homes 

Several  residents  in  areas  of  predominantly  single  family  homes 
questioned  why  their  area  was  zoned  R.2  rather  than  R.l. 

Comments : 

The  R.2  designation  has  been  used  in  the  past  to  indicate  areas  of 
predominantly  single  family  homes,  which  nevertheless  contained  a 
considerable  mixture  of  other  low  density  multiple  units,  particularly 
duplexes.  Apartments  are  permitted  in  R.2  districts,  but  the 
density  designation,  normally  Zone  2,  0.60  times  lot  area,  assures 
that  they  will  be  small  in  scale. 

An  R.1F  designation  on  the  other  hand  would  permit  duplexes  and 
double  duplexes,  but  would  exclude  apartments.  Since  the  objective 
in  the  remaining  low  density  family  residential  areas  in  the 
Eglinton  district  is  to  provide  stability  and  indicate  that  no 
high  density  apartment  development  will  be  permitted,  other  than 
in  those  areas  already  designated  in  this  report,  an  R.1F  designation 
would  be  desirable  to  achieve  this  end.  Unfortunately  at  present 
an  R.1F  zone  does  not  permit  the  construction  of  town  houses  or 
row  houses.  In  the  existing  low  density  R.2  areas  in  the 
Eglinton  district  replacement  of  some  existing  houses  by  town 
houses  would  be  a  very  suitable  development.  Council  has  considered 
permitting  town  houses  in  R.1F  districts,  and  when  a  satisfactory 
resolution  of  this  matter  has  been  achieved  it  is  recommended 
that  all  R.2  Z.2  areas,  excepting  those  indicated  for  redevelopment 
with  high  density  apartments  and  the  frontage  on  Avenue  Road  from 
Chaplin  Crescent  to  Eglinton  Avenue,  be  redesignated  R.1F  Z.2. 

Throughout  all  R.2  zones  in  the  district  such  a  change  would  only 
result  in  a  total  of  112  non -conforming  uses,  normally  widely 
scattered  in  otherwise  predominantly  single  family  areas. 

However,  along  both  sides  of  Avenue  Road,  from  Chaplin  Crescent  to 
Eglinton  Avenue  there  is  a  concentration  of  31  uses,  about  287o  of 
those  in  the  district,  which  conform  to  an  R.2  designation  but 
would  contravene  an  R.1F  classification.  This  concentration,  which 
would  be  non-conforming  even  with  the  addition  of  town  houses  to 
the  list  of  permitted  uses  in  an  R.1F  district,  should  retain  its 
present  zoning  designation. 

9 .  Commercial  Designation  for  the  Eglinton  Avenue  Frontage. 

The  commercial  frontage  on  Eglinton  Avenue  between  Yonge  Street  and 
Mt.  Pleasant  Road  has  developed  as  a  high  quality,  prestige  office 
building  area.  However  the  existing  C.l  zoning  designation  would 
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permit  the  establishment  of  uses  such  as  gas  stations,  used  car 
dealers  and  parking  lots,  which  would  interrupt  the  frontage 
and  create  conflict  between  pedestrians  and  vehicles. 

Comment: 

The  existing  frontage  on  Eglinton  between  Yonge  Street  and 
Mt.  Pleasant  would  benefit  from  a  C.1S  designation  which  would 
become  non-conforming  if  a  C.1S  designation  were  applied  in  this 
sector. 

To  the  west  of  Yonge  Street,  on  the  north  side  of  Eglinton  avenue, 
an  extension  of  office  development  of  the  same  character  is 
recommended.  A  designation  to  C.1S  would  assure  that  vehicular 
uses  that  might  conflict  with  the  desired  character  of  the 
development  would  not  be  permitted.  In  this  case  seven  properties 
would  become  non-conforming,  but  it  is  likely  that  they  would 
all  be  redeveloped  to  office  use  during  the  planning  period. 
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Fart  B 

This  section  deals  with  planning  problems  that  are  restricted  to 
specific  sub-areas.  In  each  case  the  problem  will  be  outlined  as 
it  arose  during  public  meetings  or  in  submissions,  followed  by  a 
commentary  on  the  problem. 


Sub  Area  1 


Blythwood  Road,  Yonge  Street,  Eglinton  Avenue  and  the 

Eastern  City  Limits 


1#  Corner  of  Bruce  Park  Avenue  and  Roehampton 

In  the  draft  Plan,  a  site  on  the  south-east  corner  of  Bruch  Park 
Avenue  and  Roehampton  Avenue  was  recommended  for  rezoning  to  permit 
an  apartment.  This  site  is  on  the  edge  of  a  busy  commercial  centre 
and  it  appeared  that  an  apartment  building  might  be  affected  less 
than  homes  by  the  traffic  and  general  activity  associated  with  such 
a  centre.  However,  at  the  public  meetings  and  subsequently,  a  strong 
plea  was  registered  by  residents  of  the  existing  homes  to  retain 
these  rental  units  that  are  becoming  a  rare  and  valuable  commodity  in  • 
central  Toronto.  Also  others  suggested  that  an  apartment  building 
here  would  be  a  disturbance  to  the  area,  and  a  precedent  for  others. 

Comments : 

Further  investigations  of  this  area  have  revealed  two  additional 
factors  that  would  make  apartment  construction  on  this  site  inadvisable. 
Two  traffic  counts  were  taken  on  Roehampton  -  one  in  April  and  a  second 
in  May  to  double-check  what  appeared  to  be  a  high  count.  The  second 
was  in  fact  higher  than  the  first  which  simply  confirms  that  Roehampton 
is  carrying  too  much  traffic  for  a  residential  street. 

As  one  would  expect,  the  highest  volumes  are  concentrated  around  the 
shopping  centre  with  cars  either  entering  or  leaving  the  centre  or 
by-passing  the  Bayview- Eglinton  corner  by  using  Roehampton.  To 
permit  an  apartment  building  in  this  area  would  further  aggravate  an 
already  congested  situation. 

The  second  critical  factor  is  that  the  site  is  on  filled  land  and  it 
is  quite  likely  that  an  apartment  building  would  require  piling,  as 
did  No.  600  Eglinton  Avenue  East. 

The  problems  presented  are  not  insurmountable,  but  there  are  many 
other  good  apartment  sites  where  these  problems  do  not 
occur.  Therefore  it  would  be  preferable  to  retain  the  present  R.2 
Zone  2  designation  for  this  site.  This  would  also  maintain  the 
status  of  this  overall  residential  area. 
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Zoning  of  the  North  Side  of  Eglinton  Between  Cardiff  Road  and 

Walder  Avenue 


The  suggestion  was  received  that  the  R.4A  Zone  4  boundary  should  be 
extended  in  depth  to  encourage  redevelopment  and  to  permit  buildings 
comparable  to  those  west  of  Cardiff  Road. 

Comment : 

The  existing  zoning  boundary  cuts  through  two  blocks  between  Cardiff 
Road  and  Walder  Avenue  to  a  depth  of  90*  and  in  the  block  between 
Walder  Avenue  and  Bruce  Park  Avenue  to  a  depth  of  150'.  Although  it 
is  not  desirable  to  extend  the  apartment  zone  into  a  residential  block, 
at  the  same  time  it  seems  reasonable  that  the  zone  depth  should  be  the 
same  in  all  three  cases.  Therefore  it  is  recommended  that  the  boundary 
between  Cardiff  and  Walder  be  extended  to  150'  or  as  close  as  possible 
to  conform  with  existing  property  boundaries.  It  is  also  recommended 
that  the  R.4A  designation  be  extended  east  to  Bruce  Park  Avenue  to 
ensure  continuation  of  the  residential  use  rather  than  an  undesirable 
extension  of  shops.  The  extension  of  this  boundary  should  be  con¬ 
ditional  on: 

(a)  Provision  of  an  unexcavated  strip  at  least  20  feet  wide 
suitable  for  planting  of  large  forest  trees  where  the 
apartment  development  abuts  low  density  residential 
development; 

(b)  The  placing  of  all  tenant  parking  underground. 

Zoning  on  Mt.  Pleasant  Road,  north  of  Eglinton 

The  R.4A  designation  north  of  Eglinton  to  Sherwood  Avenue  has  not 
changed  on  Mt.  Pleasant  since  the  Zoning  By-law  came  into  effect  in 
1953.  Building  activity  has  been  slow  and  no  office  buildings  have 
been  attracted  to  Mt.  Pleasant  despite  the  R.4A  designation  which 
permits  offices  and  apartments.  Now  the  area  between  Eglinton  and 
Erskine  Avenues  is  almost  entirely  rebuilt,  with  only  a  fringe  of 
properties  left  over  that  are  not  likely  to  be  rebuilt  under  their 
present  zoning  designation  within  the  existing  limitations  of 
property  depth. 

The  ultimate  development  of  the  properties  on  the  west  side  of  Mt. 
Pleasant  Road  should  be  to  R.2  Z.4  standards  to  conform  with  the  existing, 
or  in  the  case  of  Erskine-Keewatin,  proposed  zoning  of  these  four 
blocks.  However,  since  there  are  existing  offices  located  in 
converted  residences,  designation  to  high  density  apartment  use  can 
await  application  for  development.  In  the  meantime  the  existing 
use  designation  can  be  retained  to  permit  the  continuance  of  the 
office  uses. 

On  the  east  side  of  Mt.  Pleasant,  the  only  remaining  zoning  anomaly 
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is  the  R.4A  Z.3  designation  for  part  of  the  Northern  Secondary  school 
site.  As  the  school  is  expected  to  remain  indefinitely  on  this  site 
it  is  advisable  to  have  it  all  in  one  zone.  Therefore  it  is  suggested 
that  the  R.4A  Z.3  zone  on  Mt.  Pleasant  Road  between  Roehampton 
Avenue  and  Broadway  Avenue  be  changed  to  R.2  Z.2  to  conform  to  the 
whole  residential  area  east  of  Mt.  Pleasant. 

Sub  Area  2 


Eglinton  Avenue,  Yonge  Street,  Mount  Pleasant  Cemetery 

and  Bayview  Avenue 


1 .  Apartments  on  Merton  Street  -  East  of  Mt.  Pleasant  Road 

Two  applications  for  rezoning  have  been  received  covering  numbers 
621-749  Merton  Street;  642-726  Merton  Street  and  the  rear  50  feet 
of  numbers  633-645  Ballicl  Street.  Many  of  the  residents  of 
Merton  Street  supported  rezoning  for  apartments  on  the  grounds 
that  Merton  Street  was  an  ideal  location  overlooking  the  large 
open  spaces  of  Mount  Pleasant  Cemetery;  excellent  transportation 
was  readily  available  on  Bayview  Avenue;  existing  homes  were  old, 
some  in  poor  condition  and  they  could  not  reasonably  be  expected 
to  last  for  another  20  years,  and  finally  that  Merton  Street  had 
already  been  opened  up  for  apartments  as  a  result  of  rezoning  the 
south-east  corner  of  Mount  Pleasant  Road  and  Merton  Street. 

Comments : 

Merton  Street,  and  particularly  the  south  side,  has  the  unique 
and  very  desirable  advantage  for  apartment  development  of  bordering 
a  beautifully  landscaped  area,  one  quarter  of  a  mile  wide.  But 
very  serious  problems  could  be  created  by  permitting  apartments 
in  this  isolated  section  of  the  district. 

The  term  isolated  has  been  used  advisedly:  the  distance  from 
the  Davisville  subway  station,  either  directly  on  Merton  Street 
or  indirectly  via  bus  along  Davisville  Avenue  is  considerable 
and  all  the  land  between, which  is  more  convenient,  would  be  affected 
by  the  traffic.  The  proximity  of  Bayview  Avenue  would  only 
encourage  auto  travel  from  the  apartments.  A  planning  recommendation 
which  will  unnecessarily  add  hundreds  or  thousands  more  cars  to 
already  congested  arteries,  can  not  be  condoned.  If  apartments 
are  sited  close  to  subway  stations,  i.e.  within  10  minutes  walking 
distance,  studies  have  shown  that  857.  -  907.  of  all  home  to  work 
trips  destined  to  dovmtown  are  made  on  public  transit. 

Merton  Street  is  part  of  a  large,  stable  neighbourhood  of  homes* 

The  recent  rezoning  at  the  corner  of  Mt.  Pleasant  was  in  light  of 
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the  fact  that  the  site  was  on  this  main  artery  and  isolated  from 
the  rest  of  the  street.  The  prospect  of  rezoning  part  of  Merton 
Street  between  Mount  Pleasant  Road  and  Bayview  Avenue  for  apart¬ 
ments  while  leaving  the  remainder  for  homes  without  a  logical 
boundary  between  them,  is  intentionally  adding  to  the  instances  of 
conflict  that  are  such  a  critical  problem  in  many  parts  of  the 
City.  Another  alternative  is  to  rezone  both  sides  of  Merton 
Street  the  full  distance  between  Mt.  Pleasant  and  Bayview, 
creating  a  development  potential  of  2,600  apartment  suites. 

This  number  of  suites  in  this  location  would  bring  the  supply 
of  sites  well  above  the  potential  market  demand  for  the  projec¬ 
tion  period,  leading  to  scattered  development  or  the  by-passing 
of  better  located  but  somewhat  more  difficult  to  develop  sites. 

In  addition  the  development  of  an  extensive  apartment  district 
in  this  location  would  pose  a  threat  which  would  undermine 
stability  throughout  the  whole  quadrant,  throwing  it  open  for 
speculative  pressure. 

If  rezoning  for  apartments  is  not  approved  on  Merton  Street, 
there  is  no  reason  to  assume  that  existing  homes  will  deteriorate. 
It  is  true  that  there  is  a  scattering  of  frame  dwellings  and  of 
the  228  residential  properties,  9  are  over  65  years  old.  However, 
in  central  areas  of  assured  stability  there  is  a  very  strong  demand 
for  homes.  If  the  future  of  the  area  were  clear  the  very  extensive 
private  rehabilitation  so  evident  in  other  parts  of  the  district 
would  undoubtedly  spread  into  this  section  as  well. 

2.  Local  Park 


Several  objections  were  raised  to  the  local  park  proposal  for 
the  residential  area  between  Mt.  Pleasant  Road  and  Bayview  Avenue. 
The  need  for  a  park  and  the  location  were  both  questioned. 
Suggestions  were  made  that  the  park  should  be  located  further 
to  the  north-east  or  on  the  Eglinton  Public  School  site. 

Comments : 

There  is  no  local  park  in  this  area,  other  than  the  boulevard 
on  Belsize  Drive.  The  number  of  children  is  increasing  and  is 
likely  to  continue  to  do  so  as  more  families  with  young  children 
buy  homes  from  older  residents.  A  local  park  would  be  a  valuable 
asset  though  it  would  displace  some  homes  and  might  create  some 
disturbance  to  its  neighbours. 

A  park-site  adjacent  to  the  Maurice  Cody  Public  School  was 
recommended  in  the  Appraisal  because  it  would  have  the  following 
distinct  advantages  -  (a)  the  possibility  exists  of  developing 
recreational  facilities  together  with  the  school  playground 
to  take  full  advantage  of  both  areas,  (b)  the  site  is  equi¬ 
distant  from  Eglinton  Avenue  and  Merton  Street  and  in  an  excellent 
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location  to  serve  the  whole  quadrant .  (c)  it  would  affect 

fewer  homes  than  if  it  were  surrounded  by  houses 0 

The  Eglinton  school  site  is  not  a  desirable  alternative  because 
it  is  bounded  on  two  sides  by  very  busy  traffic  arteries. 

3.  Future  of  Bayview  Avenue 

Several  residents  felt  that  the  whole  of  Bayview  Avenue,  between 
Eglinton  and  Merton  should  be  zoned  commercial  rather  than  retaining 
the  R.4  Zone  3  designation  north  of  Hillsdale  and  south  of  Davisville 
Avenue.  They  felt  that  it  was  undesirable  to  retain  homes  on  such 
a  busy  artery. 

Comments : 

The  shops  on  Bayview  Avenue,  which  serve  the  residential  districts 
to  the  east  and  west,  are  generally  of  good  quality.  But  they  are 
in  the  form  of  a  shopping  strip  on  a  busy  artery,  with  no  adequate 
parking.  The  need  for  parking  is  now  critical  and  in  order  to  meet 
it,  it  is  unfortunately,  necessary  now  to  intrude  into  a  residential 
street  since  no  provision  was  made  in  the  past.  Any  parking  created 
in  this  way  should  be  carefully  landscaped  and  screened  to  minimize 
the  impact  on  homes  in  the  area.  It  should  be  located  so  that  cars 
can  get  to  and  from  Bayview  Avenue  as  directly  as  possible. 

There  is  no  need  for  more  shopping  in  this  area.  It  would  be  a 
mistake  to  extend  the  commercial  zone  as  it  would  probably  just 
result  in  a  scattering  on  the  fringes.  This  would  accentuate  the 
weakness  of  the  strip  shopping  layout,  including  lack  of  available 
parking. 

The  homes  along  this  section  of  Bayview  are  no  more  than  30  years 
old  (most  are  only  20  years  old)  and  all  are  in  good  condition. 

4.  Parking  for  the  B.A.  Oil  Building 

Residents  on  Davisville  Avenue,  Harwood  and  Belle  Ayre  Boulevard 
complained  about  parking  in  front  of  their  homes  which  they 
attributed  to  an  overflow  from  the  B.A.  Oil  Building. 

Comments : 

According  to  the  parking  requirements  for  office  buildings  stipulated 
by  the  Zoning  By-law  the  B.A.  Oil  building  requires  77  parking  spaces. 
A  field  check  indicated  that  the  B.A.  Company  has  in  fact  been  very 
generous  and  has  provided  134  spaces,  5  of  which  were  empty  on  the 
typical  week-day  when  this  survey was  made. 

It  seems  more  likely  that  this  parking  is  generated  by  the  shops 
on  Mt.  Pleasant  Road.  The  field  survey  indicated  that  shoppers  are 
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responsible  for  many  of  the  cars  parked  on  Millwood  Road  and  Harwood 
Road,  and  may  even  go  as  far  as  Belle  Ayre„  This  evidence  simply 
confirms  the  need  for  a  parking  lot  to  serve  these  shops ,  as  was 
recommended  in  the  Eglinton  Appraisal,, 

Parking  on  the  south  side  of  Davisville  Avenue  is  probably  attributable 
to  a  number  of  buildings  in  the  vicinity,  including  the  B.A.  building, 
Seccombe  House,  Hodgson  School  and  homes  on  Davisville „  The  number 
of  cars  counted  on  three  separate  days  on  that  section  of  Davisville 
between  Mte  Pleasant  Road  and  Forsyth  Road  was  about  average  for  any 
residential  Street  and  could  not  be  considered  a  special  problem. 

5.  Widening  of  Davisville  Avenue 

Petitions  and  briefs,  as  well  as  many  speakers  at  the  public  meetings, 
strongly  criticized  the  proposed  widening  of  Davisville  Avenue. 

Residents  felt  that  traffic  volumes  are  now  very  high  and  they  are 
already  suffering  from  noise,  diesel  fumes,  vibration  and  dirt. 

Widening  could  mean  multiplying  these  unpleasant  intrusions,  the 
loss  of  shade  trees,  deterioration  of  residential  values  and  danger 
to  the  senior  citizens  as  well  as  young  children  who  must  cross  the 
street. 

Several  alternatives  were  suggested: 

(a)  leave  Davisville  Avenue  at  its  present  width,  from  Mt.  Pleasant 
to  Bayview  Avenue; 

(b)  make  Davisville  Avenue  and  Millwood  Road  a  one  way  pair  with  no 
widening; 

(c)  widen  Millwood  Road,  instead  of  Davisville  Avenue  because  of  the 
traffic  light  at  Millwood  and  Bayview  Avenue  and  the  more  important 
role  that  it  serves  linking  the  City  with  Leaside; 

(d)  widen  Merton  Street.  The  draft  plan  recommended  widening  Merton 
Street  between  Yonge  Street  and  Mt„  Pleasant  Road;  this  suggestion 
would  mean  extending  the  widening  through  to  Bayview  Avenue; 

(e)  widen  Davisville  from  Yonge  Street  i;o  Acacia,  then  widen  Acacia 
and  Millwood  to  create  a  new  east-west  arterial  link. 

Comments: 

There  is  no  problem  in  widening  Davisville  Avenue  between  Yonge  Street 
and  Mt.  Pleasant  Road.  This  can  easily  be  implemented  in  conjunction 
with  rebuilding  the  south  side  of  Davisvilla  for  apartments.  Objections 
have  been  raised  only  regarding  the  widening  east  of  Mt.  Pleasant 
Road  where  the  houses  are  likely  to  remain  unchanged. 
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The  original  proposal  in  the  Eglinton  Appraisal  was  to  widen  Davisville 
as  a  relief  for  Eglinton  Avenue  to  the  north  and  Moore  Avenue  on  the 
south  by  having  it  perform  the  role  of  a  collector  street  for  the 
extensive  residential  area.  Its  location  half-way  between  these 
two  major  arteries,  plus  the  link  with  Chaplin  Crescent  which  adds 
another  mile  to  its  effective  length,  were  the  main  reasons  for 
selecting  Davisville.  Any  of  the  alternative  streets  or  combinations 
of  streets  mentioned  by  residents  would  present  the  same  disadvantages 
in  that  they  are  all  residential  streets.  The  effects  of  widening 
would  be  the  same  on  Millwood,  Davisville,  Balliol  or  Merton. 

The  main  question  is  whether  the  improvement  in  traffic  conditions 
warrants  the  harmful  side-effects  of  widening  a  residential  street. 

Four  lanes  of  traffic  may  not  be  twice  as  offensive  as  two  lanes 
to  those  living  on  the  street  but  it  does  mean  a  significant  increase 
in  noise,  fumes  and  dirt,  particularly  in  rush  hours.  A  certain 
number  of  large  shade  trees  would  probably  be  lost,  and  though  new 
trees  would  presumably  be  planted  it  would  be  many  years  until  they 
matured. 

Although  traffic  might  be  slightly  reduced  on  both  Eglinton  and  Moore 
Avenue  this  is  likely  to  be  only  temporary.  Experience  suggests 
that,  at  least  in  rush  hours,  traffic  will  increase  to  fill  all  major 
arteries  to  capacity.  However,  if  it  were  desired  to  reduce  traffic 
on  Moore  Avenue  it  would  probably  be  necessary  to  widen  Davisville 
throughout  its  length,  if  no  other  alternative  could  be  found. 

On  balance  it  is  suggested  that  Davisville  be  widened  only  between 
Yonge  Street  and  Mt.  Pleasant  Road  and  that  the  part  east  of 
Mt.  Pleasant  Road  be  left  untouched  until  the  future  role  of  Moore 
Avenue  has  been  decided. 

6.  Forman  and  Cleveland  -  One-way  Pair 

The  suggestion  was  received  that  Forman  Avenue  should  be  extended 
through  to  Merton  Street  and  then  Forman  and  Cleveland  could  be 
made  into  one-way  streets  from  Merton  through  to  Eglinton. 

Comments: 

At  the  present  time  and  in  the  foreseeable  future,  traffic  volumes 
in  this  area  do  not  warrant  creation  of  a  one-way  system.  However, 
if  it  is  eventually  necessary  to  close  the  other  north-south  streets 
at  Eglinton  in  order  to  protect  homes  from  through-traf f ic  then  this 
proposed  system  of  one-way  streets  should  be  re-examined. 

7 .  Future  of  Eglinton  Public  School 

Some  residents  were  under  the  impression  that  enrolment  at  the  Eglinton 
Public  School  was  increasing  and  therefore  questioned  the  proposal  to 
remove  this  school.  A  number  of  parents  were  also  concerned  about 
the  location  of  the  proposed  primary  school. 
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Some  fluctuation  in  enrolment  is  characteristic  of  any  school  during  the 
year.  However,  the  enrolment  at  Eglinton  Public  School  in  September  1964 
was  381  compared  with  410  in  Septerober  1963  and  562  in  September  1960, 
indicating  a  gradual  decline.  Apartment  construction  and  the  change  in 
population  that  this  new  accommodation  brings  means  that  a  continual 
decline  is  inevitable. 

A  small  primary  school  was  proposed  in  the  Eglinton  Appraisal  to  be 
constructed  south  of  Eglinton,  east  of  Yonge,  for  the  youngest  children 
in  Kindergarten,  and  grades  1,  2  and  30  This  proposal  was  designed  to 
reduce  walking  distance  to  a  minimum  for  small  children  and  every  care 
should  be  exercised  to  eliminate  danger  in  selecting  the  new  site. 

Merton  Street 


Developers  have  expressed  renewed  interest  in  having  Merton  Street, 
west  of  Mt.  Pleasant  Road,  rezoned  for  apartments  on  the  grounds  that 
the  Belt  Line  Railway  may  be  abandoned. 

Comments : 

The  C.N.R.  now  receives  revenue  from  the  Belt  Line  operation  from  six 
companies  on  the  south  side  of  Merton  Street  and  a  seventh  major  user 
who  though  located  in  North  York,  uses  the  Merton  Street  section  of  the 
Belt  Line  railway  as  a  trans-shipment  point.  Within  the  last  year,  the 
use  of  this  line  has  actually  increased.  In  view  of  the  unique  advantages 
of  a  mid-Toronto  distribution  centre  and  the  apparently  strong  market  for 
its  use,  there  is  no  reason  to  encourage  its  removal  through  rezoning. 
However,  if  the  C.N.R.  were  to  decide  to  abandon  the  Belt  Line  a 
re-examination  of  future  land  uses  would  be  warranted. 

Commercial  Zone  Extension  on  Davisville  Avenue 


An  application  has  been  received  to  construct  a  1-storey  office  building 
on  the  north  side  of  Davisville  Avenue  immediately  east  of  the  commercial 
frontage  on  Yonge  Street,  requiring  a  change  from  the  existing  R.2 
Zone  2  designation. 

Comments : 

The  three  houses  in  this  location  are  in  an  extremely  isolated  position. 

To  the  west  they  abut  the  rear  of  the  commercial  frontage  on  Yonge  Street, 
to  the  east  they  are  bounded  by  the  grounds  of  the  Davisville  Public 
School.  To  the  north  lies  the  rear  of  a  muffler  shop.  To  the  south 
they  face  an  extensive  R.2  Zone  4  area,  which  is  rapidly  being  redeveloped. 

There  is  no  long  term  viability  as  a  low  density  residential  pocket  in 
such  an  isolated  location,  with  incompatible  uses  on  every  side.  Nor 
would  a  change  of  use  in  this  instance  have  any  impact  on  the  long  term 
future  of  the  larger  residential  area  lying  north  of  Davisville  Avenue. 
These  parcels  are  completely  cut  off  from  any  connection  with  the  major 
low  density  residential  section. 

It  is  therefore  recommended  that  the  parcels  be  rezoned  C.l  V.l  to  permit 
the  construction  of  a  low  density  office  building. 


.  i  -  ,i. 


.  . 


.  .4  J:\ 


CC 


\ 


; .  .• 


fU£ 

:r.' :  i  [&  ■/ 


b 


Eglinton  Avenue,  Yonge  Street,  C.N.R.  Tracks 
and  Elmsthorpe  Avenue 


Proposed  Park  for  Apartments  on  Duplex  Avenue 

Some  doubts  were  raised  about  the  need  for  a  new  local  park  in  this 
quadrant  on  the  grounds  that  Oriole  Park  is  little  used  now. 

Comments : 

According  to  the  Parks  Department,  the  facilities  at  Oriole  Park, 
which  include  ice  hockey  and  pleasure  skating  rinks  in  winter  and 
wading  pool  and  picnic  benches  in  summer,  are  used  extensively  by 
local  residents.  In  addition  to  organized  activities  for  children 
which  include  a  summer  playground  attended  by  an  estimated  6,300 
children,  the  park  is  a  pleasant  place  to  relax  for  the  many  residents 
of  the  Brentwood  Towers.  The  evidence  suggests  that  the  use  of  Oriole 
Park  by  all  age  groups  is  steadily  increasing  rather  than  decreasing 
and  that  a  substantial  increase  in  population  such  as  that  envisaged 
on  Duplex  Avenue  will  require  additional  recreational  facilities,  if 
Oriole  Park  is  not  to  be  overtaxed. 
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Sub  Area  4 


Yonge  Street,  Eglinton  Avenue,  West  City  Boundary,  Briar  Hill 

Parking  Lot  on  Burnaby  Blvd. 

Residents  of  the  surrounding  area  objected  to  the  proposed  parking 
lot  expansion  on  the  grounds  that  it  would  increase  the  unpleasant 
noise,  fumes  and  traffic  volumes  that  they  already  were  subjected 
to  because  of  the  parking  lot.  It  was  also  stated  that  it  was 
seldom  fully  used.  Extensive  on-street  parking  on  residential 
streets  (often  blocking  driveways)  was  also  attributed  to  the 
shopping  on  Eglinton  Avenue. 

On  the  other  hand  the  Eglinton  Avenue  merchants  expressed  serious 
concern  over  the  unsatisfactory  parking  arrangements,  both  on 
Eglinton  Avenue  and  in  off-street  parking  lots  and  criticized  the 
proposed  expansion  of  the  municipal  lot  as  inadequate. 

Comments 


Conflict  is  almost  inevitable  between  the  shopper  who  tries  to 
avoid  any  parking  costs  by  parking  on  the  residential  street  and 
the  homeowner  who  loses  some  of  the  convenience  and  enjoyment  of 
homeownership  as  a  result  of  this  vehicular  invasion.  The  real 
solution  to  this  conflict  probably  requires  a  concerted  effort 
on  the  part  of  the  Parking  Control  Unit  for  at  least  one  month 
t©  vigorously  penalize  all  parking  infractions  on  residential 
streets  and  thereby  to  encourage  greater  use  of  the  municipal  lot. 

Two  special  week  long  surveys  of  usage  of  this  lot  were  undertaken 
by  the  City  Parking  Authority  during  1965.  The  findioga  indicated 
that  even  at  maximum  usage  the  lot  was  not  filled.  It  would  there¬ 
fore  seem  that  at  this  time  no  expansion  of  the  lot  is  required. 

•  R.C.A.F.  Station 


The  station  was  seen  as  a  noisy ,  unsightly,  dirty  intrusion  into 
the  residential  area.  Most  objections  were  about  air  pollution  from 
the  Station's  smokestack  and  the  ugliness  of  the  building. 

Comments 


Unfortunatly ,  future  plans  for  the  R.C.A.F.  station  are  unknown 
and  depend,  among  other  factors,  on  Federal  defence  policies. 

For  the  time  being,  the  R.C.A.F.  has  no  intention  of  moving,  nor 
of  expanding. 

The  Metropolitan  Works  Department,  Air  Pollution  Control  Division 
has  been  contacted  and  informed  of  complaints  received  at  the 
public  meetings.  It  is  understood  that  it  will  pursue  the  matter. 
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The  physcial  appearance  of  the  buildings,  largely  because  of 
their  bulk,  will  always  be  offensive  to  some  people.  However, 
a  high  standard  of  maintenance,  which  can  be  expected  of  a 
Federal  building,  should  be  required.  This  would  help  considerably 
to  minimize  the  impact  on  the  surrounding  residential  area. 

If,  at  some  time  in  the  future,  the  station  is  moved  elsewhere 
and  the  site  at  Avenue  Road  and  Roselawn  is  sold,  the  zoning  - 
designation  prohibits  any  other  re-use  of  the  land  except  lor-, 
density  residential  buildings. 

3.  Oriole  Parkway 

Some  objections  were  received  regarding  the  proposed  reversal  of 
Oriole  Parkway  north  of  Eglinton  Avenue  from  one-way  northbound 
to  one-way  southbound  as  it  would  increase  the  congestion  at 
Eglinton  and  Oriole  Parkway  and  would  eliminate  a  convenient 
access  for  residents. 

Comments 


At  present  Oriole  Parkway  north  of  Eglinton  carries  over  500 
vehicles  per  hour  in  the  evening  rush  hour  and  the  flow  northward 
is  expedited  by  the  traffic  light.  Reversal  would  mean  elimination 
of  this  heavy  traffic  filtering  through  Burnaby,  Willowbank, 

Elwood  and  Roselawn  in  the  evenings.  A  heavy  traffic  flow  south¬ 
bound  in  the  morning  would  not  be  an  inevitable  alternative 
(as  some  residents  feared)  because  of  the  difficulty  of  making 
a  left  hand  turn  from  Avenue  Road  onto  any  of  the  A  above-mentioned 
streets . 

Oriole  Parkway  north  of  Eglinton  would  become  a  small  collector 
for  the  residential  area  between  Avenue  Road  and  Eglinton  Park, 
south  of  Roselawn,  rather  than  the  arterial  link  that  it  now  is. 

The  protection  thereby  afforded  to  private  homes  in  this  area 
would  outweigh  the  slight  inconvenience  of  access  for  local 
residents . 

The  easy  access  for  residents  can  only  be  obtained  at  the  expense 
of  the  nuisance  of  through  traffic. 

4.  Park  For  Apartments 

In  the  area  south  of  Roselawn  Avenue  proposed  for  rezoning  to 
permit  apartments,  a  new  park  was  considered  unnecessary  in  view 
of  the  proximity  of  Eglinton  Park. 

Comments 


The  facilities  in  Eglinton  Park  for  organized  sports  are  already 
used  to  capacity  and  are  scarcely  adequate  even  for  the  children 


r'-> 


. -  . 

‘  * 

;•  :.-v  V:.: 

no::  •  •  ... 


' 

:  •• 

* 


■ 


.  .  !j  *i 


..  . 


34  t 

.  . 


.*  •  *  • 


•ru  •  .  "  •: r- 


(  ‘ 

;• .  i 

•  vi  c . 


.  -  y 

■ 


:  ■: 


•  J  v.  *  • 


•* 

•  Ti 

•  . 


;• 

b'.:. ' 


■■ 

■ 


■  • 


.  .  ••  >. 


••• 


■  j<‘\.  • 

.  J  :•  ’ 

. 

■  ,  ■>  -  ••••  ' 


rA-XR'X 

..  w>. . 


•  t 

•*  ... 


*7 

■*  i'Yl 

■■ 


•••  : 


..  ’  .  ' :  .  -.SO  •"> '  i  •'  .1  ' . 


•  •?- 


\/:\  ■!  VXi.- 


V.  :  : 

i  -  1- 


'*  ...  .  ■>’  ' 


* 


-  41  - 


Apartments  north-west  of  Eglinton  and  Yonge  will  mean  a  new 
population  of  almost  5,000  people,  most  of  them  young  adults  who 
will  require  recreation  facilities.  To  date  the  City  has  concen¬ 
trated  primarily  on  playgrounds  and  recreation  for  children  and 
it  is  generally  accepted  that  the  youngsters  should  have  first 
priority.  Recreation  for  adults  is  also  necessary  but  few 
facilities  are  provided  except  in  private  clubs  or  at  a  considerable 
distance  outside  of  Metropolitan  Toronto.  For  an  urban  area  of 
\\  million,  with  an  ever  increasing  number  and  proportion  of  young 
adults,  this  deficiency  is  a  major  gap.  An  efficient  way  of 
helping  meet  the  need  would  be  to  incorporate  parks  with  sports 
facilities  in  new  apartment  areas  with  the  financial  assistance 
of  the  apartment  developers. 

The  North  Toronto  Y.M.C.A.  on  Eglinton  Avenue  is  considering 
expansion  and  the  provision  of  gyms,  pool,  etc.  to  serve  people 
in  this  age  group,  among  others,  which  may  solve  the  problem 
in  this  particular  instance.  Nevertheless,  there  is  merit  in  a 
small  park  area  to  enhance  the  library,  set  off  the  other  civic 
uses,  (post  office,  police  station)  and  provide  a  sitting  out 
area . 

5 .  Economic  Feasibility  of  Development  on  Shallow  Lots 

Some  residents  on  Helendale,  Montgomery  and  Edith  Drive  were 
concerned  that  their  properties  might  be  too  shallow  to  be 
attractive  for  apartment  development  and  that  their  homes  would 
be  stranded  between  apartment  towers. 

Comments 

Once  an  area  is  zoned  there  is  no  legal  power  to  enforce  compre¬ 
hensive  rebuilding  and  to  guarantee  that  one  or  more  small  properties 
will  not  be  left  out.  A  developer  is  orTy  responsible  for  conforming 
to  the  official  plan  and  zoning  by-law  on  the  piece  of  land  that 
he  has  assembled,  but  no  special  powers  exist  to  control  the  nature 
or  direction  of  the  assembly.  However,  City  Council  has  recently 
exercised  its  discretionary  power  to  encourage  higher  standards  of 
development  and  prevent  uneconomic  pieces  of  land  being  left  over 
through  the  use  of  site  development  by-laws,  by  withholding 
rezoning  until  a  suitable  development  scheme  is  received. 

In  the  case  of  properties  on  the  north  side  of  Helendale  and  the 
south  side  of  Montgomery,  it  is  proposed  that  either  Montgomery 
Avenue  or  Helendale  Avenue  between  Edith  Drive  and  Duplex  Avenue  be 
closed  and  the  right-of-way  sold  to  developers  to  create  economic 
and  attractive  development  sites. 

6.  Shopping  Plaza 

The  suggestion  was  received  that  a  major  shopping  plaza  with  an 
expanded  Dominion  Store  as  the  hub  was  a  suitable  alternative 
development  to  apartments  in  the  redevelopment  area  between 
Duplex  and  Yonge,  Roselawn  and  Eglinton. 
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Comments 


Eglinton  now  has  a  very  high  percentage  of  retail  floor  space  per 
capita  (24  sq.  ft.)  and  with  the  34%  increase  in  population  and 
small  increase  in  local  shops  proposed,  this  ratio  will  only  drop 
to  20  sq.  ft.  per  person.  Although  the  present  strip  shopping  is 
less  efficient  and  convenient  than  a  plaza,  it  serves  the  area 
well.  In  addition  it  represents  a  major  investment  with  a  total 
assessed  value  of  over  $11  million.  A  major  new  centre  would 
undermine  existing  shops.  In  this  location  it  would  be  better 
to  renovate  the  present  shops  and  provide  off-street  parking  lots 
in  the  most  convenient  locations. 

It  should  also  be  emphasized  that  a  shopping  plaza  would  attract 
a  lot  of  traffic.  In  spite  of  the  proximity  of  subway  and  buses, 
the  automobile  is  best  for  transporting  parcels  and  most  shoppers 
can  be  expected  to  drive.  It  is  quite  clear  that  the  Eglinton- 
Yonge  intersection  could  not  accommodate  the  large  number  of 
vehicles  generated  by  a  major  shopping  centre  in  addition  to  the 
heavy  volume  of  cars  and  buses  already  congesting  the  area. 

7 .  Housing  for  the  Elderly 

In  view  of  the  large  number  of  older  persons  now  resident  in  the 
Eglinton  District,  it  was  suggested  that  housing  for  the  elderly 
be  included  in  the  new  development. 

Comments 


Bachelor  and  one  bedroom  units  will  probably  constitute  the 
largest  number  of  apartment  suites  in  the  new  development  and 
these  are  suitable  for  older  persons  as  well  as  young,  although 
the  rents  will  likely  be  in  the  upper-middle  income  range.  For 
those  who  cannot  afford  these  rents,  a  limited  dividend  develop¬ 
ment  under  Section  16  of  the  National  Housing  Act  is  the  best 
alternative  method  of  providing  new  accommodation.  Such  projects 
are  sponsored  by  Metropolitan  Toronto  as  well  as  private  charitable 
organizations:  rents  are  below  those  that  private  builders  charge 
but  they  may  still  be  quite  high  for  pensioners.  In  an  area  such 
as  the  Eglinton  District  a  substantial  subsidy  might  well  be 
required.  Should  the  need  exist  this  matter  could  be  taken  up 
with  Metropolitan  Toronto. 
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EXISTING  ZONING 
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Chapter  III 
Recommendations 


Introduction 


In  October  1964,  the  draft  recommendations  for  the  Eglinton 
Planning  District  were  released  for  public  discussion.  Chapter 
II  deals  with  the  comments,  criticisms  and  suggestions  bearing 
on  planning  matters  and  recommends  changes  in  the  original 
draft  proposals  where  necessary.  This  chapter  consolidates 
the  recommendations  resulting  from  this  process  of  study, 
appraisal,  plan,  public  discussion  and  reconsideration. 

These  recommendations  outline  proposed  action  in  the  following 
three  categories. 

1.  Draft  statements  of  City  Council  policy.  Each  covers 

one  general  category  of  planning  matters  (land  use,  underground 
services,  transportation,  etc.)  and,  if  approved,  would  give 
direction  to  the  various  civic  departments  on  further  studies 
and  implementation  of  the  adopted  policy. 

2.  The  second  group  consists  of  zoning  proposals,  described 
by  sub -areas. 

3.  The  third  group  consists  of  proposals  for  changes  in 
legislation. 

GROUP  I  Draft  Statements  of  City  Council  Policy 

The  Official  Plan  is  the  municipality's  formal  statement  of 
the  desired  future  for  an  area  and  contains  the  policies  adopted 
by  the  local  government  to  achieve  these  broad  goals.  Revisions 
to  the  Official  Plan  are  considered  necessary  to  deal  with  the 
many  problems  that  have  arisen  since  1950  when  the  original  document 
was  approved.  The  following  proposals  are  put  forward  to 
outline  the  amendments  to  the  Official  Plan  and  Zoning  By-law 
to  achieve  the  planning  goals  outlined  in  the  Eglinton  Planning 
District  Appraisal,  and  the  Supplementary  Report. 

General  Statement  of  the  Official  Plan 


It  is  recommended  that  City  Council  adopt  a  resolution 
requesting  the  City  Solicitor  in  consultation  with  the 
Commissioner  of  Planning  to  prepare  a  draft  amendment  to  the 
Official  Plan  on  the  following  general  lines: 
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General  Statement 


It  is  the  objective  of  the  Official  Plan  that: 

The  Eglinton  District  will  continue  to  be  a  predominantly 
residential  area  of  homes.  Apartments  will  be  permitted  in 
selected  locations  close  to  the  two  subway  stations.  These 
apartment  areas  should  be  of  a  high  standard  of  development 
and  should  include  parks  and  recreation  facilities  to  serve 
their  residents. 

Office  development  shall  be  located  in  a  well  defined  office 
concentration  around  the  subway. 

In  the  remainder  of  the  area  the  objective  shall  be  to  encourage 
continuity  of  existing  residential  and  shopping  uses  and  to 
alleviate  their  park  and  parking  deficiencies. 

In  order  to  effect  the  foregoing  it  is  recommended  that  the 
Official  Plan  contain  statements  to  give  effect  to  the  following: 

Land  Use 

SUB -AREA  1  -  (north  of  Eglinton  Avenue  to  Blythwood  Road  and 
east  from  Yonge  Street  to  City  Limits). 


It  is  intended  that  the  area  north  of  Eglinton  Avenue  to 
Keewatin  Avenue,  between  Yonge  Street  and  Mt.  Pleasant  Road 
be  developed  with  high  density  apartments.  The  blocks  between 
Erskine  and  Keewatin  Avenues  will  be  controlled  to  assure  a 
satisfactory  relation  to  the  homes  to  the  north  by  permitting 
only  low  buildings  on  the  Keewatin  frontage  and  confining  tall 
buildings  to  the  Erskine  Avenue  frontage. 

Offices  and  apartments  will  be  permitted  on  Eglinton  Avenue. 

The  remainder  of  this  area,  with  the  exception  of  properties 
fronting  on  Mt.  Pleasant  Road,  will  be  limited  to  predominantly 
low  density  family  residential  uses,  such  as  presently  found  in 
the  area. 

SUB -AREA  2  -  (south  of  Eglinton  Avenue  to  Mt.  Pleasant  Cemetery 
and  east  of  Yonge  Street  to  Bayview  Avenue). 


Large  scale  apartment  development  will  occupy  two  locations 
directly  served  by  subway  stations  -  the  first  between  the 
rear  of  the  properties  fronting  on  Eglinton  Avenue  and  Soudan 
Avenue  and  the  second  between  Davisville  Avenue  and  the  rear 
of  the  properties  fronting  on  the  south  side  of  Balliol  Street 
both  west  of  Mt.  Pleasant  Road. 
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Offices  and  apartments  will  be  permitted  along  Eglinton  Avenue 
and  an  office  grouping  of  moderate  density  is  proposed  south  of 
Davisville  Park  on  both  sides  of  Mt.  Pleasant  Road. 

Low  density  residential  use  will  remain  the  predominant  land  use 
in  the  remainder  of  the  quadrant.  Civic  action  will  be  required 
to  solve  commercial  parking  deficiencies  on  Yonge  Street,  Mt. 
Pleasant  Road  and  Bayview  Avenue,  and  a  shortage  of  local  parks. 

SUB -AREA  3  -  (south  of  Eglinton  Avenue  to  the  C.N.R.  tracks 
and  west  of  Yonge  Street  to  the  City  limits). 


Redevelopment  will  be  encouraged  only  between  Duplex  Avenue  and 
Yonge  Street.  In  this  gore  a  new  mixed  development  with  office 
buildings  and  shops  facing  Yonge  Street  and  apartments  facing 
Duplex  Avenue,  with  appropriate  open  space  and  recreation 
facilities  will  be  permitted  once  the  installation  of  requisite 
sewer  services  is  commenced. 

Development  of  apartments  over  the  Davisville  subway  yards  is 
anticipated  along  with  a  small  number  of  convenient  shops.  As 
a  secondary  use  a  limited  amount  of  office  space  could  be  accomodated* 
here. 

The  high  residential  quality  throughout  the  remainder  of  this 
quadrant  will  be  a  continuing  asset  to  the  district  requiring 
only  normal  protection  from  intrusions. 

SUB -AREA  4  -  (north  of  Eglinton  Avenue  to  Briar  Hill  Avenue  and 
west  of  Yonge  Street  to  City  limits). 


Changes  will  be  restricted  to  the  area  between  Yonge  Street  and 
Eglinton  Park,  south  of  Roselawn  Avenue. 

Offices  will  be  focused  on  the  Eglinton-Yonge  intersection  and 
along  Eglinton  Avenue  while  the  interior  will  contain 
apartments . 

Homes  to  the  north  of  Roselawn  Avenue  will  be  protected  by 
permitting  only  low  buildings  on  the  south  side  of  Roselawn  and 
confining  tall  buildings  to  the  rear  of  properties  fronting  on  the 
south  side  of  Roselawn  Avenue. 

Small  local  shops  and  new  park  and  recreation  facilities  will  be 
required  to  serve  the  increased  population. 

A  new  district  library,  which  could  eventually  be  expanded  into 
a  central  library  would  be  desirable  within  this  sector. 
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New  apartment  and  office  development  to  the  west  of  Yonge  Street 
will  only  be  permitted  once  the  installation  of  adequate  storm 
trunk  sewers  is  commenced. 

Low  density  residential  uses  will  be  the  predominant  land  use 
throughout  the  remainder  of  the  quadrant. 

Underground  Services 

Recognizing  that  it  is  essential  that  adequate  services  be 
available  as  a  precondition  of  major  redevelopment,  and  having 
regard  to  the  present  inadequacy  of  the  sewers  in  parts  of  the 
Eglinton  District,  to  the  recommendations  of  the  "Interim  Report 
on  the  Sewer  Systems  Within  Certain  Areas  of  the  City"  by  the 
Commissioner  of  Public  Works,  and  to  the  fact  that  the  need  for 
development  it  is  recommended  that: 

Further  redevelopment  to  high  density  uses  west  of 
Yonge  Street  be  conditional  on  the  commencement  of 
construction  of  new  storm  trunk  sewers  in  this  area. 

Traffic 


Recognizing  that  it  is  of  great  importance  both  to  facilitate 
the  efficient  movement  of  traffic  through  the  Eglinton  District 
and  to  protect  residential  areas  from  unnecessary  intrusion  by 
through  traffic,  and  that  these  two  requirements  must  be 
reconciled  in  a  manner  which  is  in  the  interests  of  the  district 
andcf  the  City  as  a  whole,  it  is  recommended  that: 

(a)  Davisville  Avenue  be  widened  to  four  lanes  between  Yonge 
Street  and  Mt.  Pleasant  Road. 

(b)  Merton  Street  be  widened  to  four  lanes  between  Yonge  Street 
and  Mt.  Pleasant  Road. 

(c)  The  direction  of  Oriole  Parkway  north  of  Eglinton  Avenue  be 
reversed  from  one-way  northbound  to  one-way  southbound. 

It  is  further  recommended  that  study  be  given  to  the  following 
for  possible  inclusion  in  the  Official  Plan  at  a  future  date: 

(i)  The  closure  of  Roehampton  Avenue  on  a  trial  basis  at 
a  point  west  of  the  shopping  centre  at  Bayview  and 
Eglinton,  to  reduce  the  impact  of  high  volumes  of 
through- traf f ic  and  shopping  centre  traffic  on 
Roehampton  Avenue  homes. 
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(ii)  If  the  gore  south  of  Eglinton  Avenue  is  redeveloped 
according  to  the  recommendations  of  the  Eglinton 
Appraisal  and  Supplementary  Report,  study  be  given  to 
the  feasibility  of  closing  all  of  the  short  east-west 
streets  between  Yonge  Street  and  Duplex  Avenue  except 
Berwick  Avenue  and  Chaplin  Crescent; 

(iii)  When  reconstruction  of  the  south  side  of  Eglinton  Avenue 
between  Mt.  Pleasant  Road  and  Bayview  Avenue  is  complete, 
study  be  given  to  the  desirability  of  closing  Taunton 
Road,  Falcon  Street,  Petman  Avenue,  Marmot  Street, 

Banff  Road,  Hoyle  Avenue  and  Mann  Avenue  at  Eglinton 
Avenue  to  protect  the  remaining  homes  on  these  streets 
from  through  traffic; 

(iv)  Study  be  given  to  the  need  to  widen  Yonge  Street  on 
the  west  side  between  the  Davisville  subway  station  and 
Eglinton  Avenue  in  conjunction  with  rebuilding  of  the 
west  side; 

(v)  Study  be  given  to  the  feasibility  of  closing 
Montgomery  Avenue  or  of  Helendale  Avenue  between  Edith 
Drive  and  Duplex  Avenue,  if  the  area  north  of  Eglinton 
Avenue,  south  of  Roselawn  Avenue,  from  Yonge  Street 

to  Eglinton  Park,  is  rebuilt  according  to  recommendations 
contained  in  the  Eglinton  Appraisal; 

(vi)  Study  be  given  to  long  range  measures  that  may  be 
adopted  to  achieve  the  widening  of  Bayview  Avenue 
between  Moore  Avenue  and  Eglinton  Avenue  without 
expropriating  existing  buildings; 

Parks  and  Recreation 


Recognizing  that  in  view  of  the  anticipated  diversification  and 
increase  in  population  (from  41,700  in  1961  to  56,000  when  all 
apartments  are  complete)  in  the  Eglinton  District  and  the 
importance  of  open  space  and  recreation  facilities  in  a  desirable 
residential  environment,  it  is  recommended  that  every  effort 
be  directed  toward  alleviating  existing  park  deficiencies  in 
family  neighbourhoods  and  ensuring  provision  of  adequate  new 
facilities  for  apartment  neighbourhoods;  and  specifically  the  follow¬ 
ing: 

(a)  The  expansion  of  Davisville  Park,  or  acquisition  of  land  for 
a  new  local  park,  to  alleviate  recreation  deficiencies 
created  by  apartments  in  this  area. 

(b)  The  acquisition  of  land  for  a  new  local  park  south  of 
Eglinton  Avenue  and  east  of  Mt.  Pleasant  Road  to  solve  a 
long  standing  park  deficiency. 
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(c)  The  acquisition  of  land  for  a  local  park  between  Erskine 
Avenue  and  Keewatin  Avenue. 

(d)  A  legal  agreement  be  made  with  the  Trustees  of  the  Toronto 
General  Burying  Grounds  to  secure  permanent  public  access 
through  Mt.  Pleasant  Cemetery  to  complete  a  circular  walking 
trail  through  the  Vale  of  Avoca-Park  Drive  Ravine  and  the 
Moore  Park  Ravine;  and  a  pedestrian  underpass  to  be  built 

to  provide  a  more  convenient  route  under  Moore  Avenue  in 
accordance  with  the  recommendations  originally  contained  in 
the  City  of  Toronto  Planning  Board's  Natural  Parklands 
report. 

It  is  further  recommended  that  study  be  given  to  the  following 
for  possible  inclusion  in  the  Official  Plan  at  a  future  date: 

(i)  To  the  feasibility  of  developing  a  landscaped  deck 
over  the  municipal  parking  lot  south  of  Eglinton 
Avenue  between  Holly  Street  and  Dunfield  Avenue  to 
alleviate  open  space  deficiencies  in  this  apartment 
neighbourhood . 

(ii)  To  the  methods  of  financing  and  developing  a  variety 
of  facilities  for  active  recreation  to  be  incorporated 
into  the  two  large  areas  of  apartment  development 
proposed  in  the  Eglinton  Appraisal,  including  the 
possibility  of  imposts  on  apartments. 

Parking 


Recognizing  that  shops  on  Yonge  Street,  Mt.  Pleasant  Road  and 
Bayview  Avenue  are  a  valuable  asset  to  the  City,  that  they  provide 
a  necessary  service  to  the  residential  areas  and  that  they  may 
decline  unless  modernized,  it  is  recommended  that  the  City 
cooperate  with  merchants  in  providing  parking  to  serve  these 
shops  where  necessary;  and  specifically  that  study  be  given  to 
the  following  for  possible  inclusion  in  the  Official  Plan  at  a 
future  date: 

(i)  To  the  feasibility  of  establishing  three  new  parking 
lots  on  the  east  side  of  Yonge  Street  south  of  Eglinton, 
on  the  east  side  of  Mt.  Pleasant  Road  and  on  the  west 
side  of  Bayview  Avenue  on  a  cost-sharing  basis  with 

the  local  merchants. 

(ii)  In  cooperation  with  the  property  owners  of  Merton 
Street  between  Yonge  Street  and  Mt.  Pleasant  Road, 

to  the  need  for  a  commercial  parking  lot  for  employees 
and  visitors  that  could  be  developed  on  a  shared 
basis  between  the  City  and  property  owners. 

(iii)  To  the  possibility  of  cooperation  with  the  Village 
of  Forest  Hill  and  the  Town  of  Leaside  regarding  the 
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provision  of  parking  lots  on  boundary  commercial 
streets,  Egl inton  Avenue,  and  Bayview  Avenue. 


GROUP  II 


Zoning 


To  implement  the  objectives  of  the  Official  Plan,  amendments  to 
the  zoning  by-law  will  be  required.  Three  types  of  amendments  will 
be  necessary: 

1.  Conditional: 

Recognizing  that  in  certain  cases  the  particular  character  or 
requirements  of  an  area  make  it  desirable  to  attach  special 
conditions  to  changes  in  zoning  to  permit  redevelopment,  it  is 
recommended  that  Council  resolve  as  a  matter  of  policy  to 
approve  in  principle  the  zoning  amendments  described  below, 
but  to  amend  the  zoning  by-law  only  upon  individual 
application,  subject  to  the  conditions  set  forth  below. 

(a)  Erskine  Avenue -Keewatin  Avenue.  Rezoning  of  the  area 
between  Yonge  Street  and  Mt.  pleasant  Road  from  R.2  Z.2  to 
R.2  Z.4  plus  bonus;  to  be  approved  only  if  the  following 
conditions  are  met: 

(i)  Each  block  is  redeveloped  in  a  comprehensive  manner 
and  all  properties  excluding  commercial  buildings, 
public  buildings  and  post-war  apartments  are 
included  in  the  development  scheme. 

(ii)  Town  houses  or  other  forms  of  low  multiple  buildings 
are  constructed  on  the  south  side  of  Keewatin  Avenue 
and  the  apartment  towers  only  on  Erskine  Avenue. 

(iii)  Access  to  the  apartments  be  limited  to  Erskine  Avenue. 

(iv)  A  strip  at  least  20  feet  wide  from  the  south  street 
line  of  Keewatin  Avenue  must  remain  unexcavated, 

suitable  for  planting  with  large  forest  trees. 

(b)  Egl inton  Avenue.  Extension  of  the  R.4A  Z.4  north  of 
Eglinton  Avenue  between  Cardiff  Road  and  Bruce  Park  Avenue  to 
provide  a  uniform  zone  depth  of  approximately  150  feet;  rezoning 
to  be  approved  only  if  the  following  conditions  are  met: 

(i)  All  tenant  parking  must  be  underground. 

(ii)  A  strip  at  least  20  feet  wide  from  the  rear  lot  line 
must  remain  unexcavated  suitable  for  planting  with 
large  forest  trees. 

(c)  Duplex  Avenue,  east  side  between  Eglinton  Avenue  and 
Chaplin  Crescent. 
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In  order  to  protect  homes  on  the  west  side  of  Duplex  Avenue 
from  any  undesirable  impact  of  large  scale  development  on  the 
east  side  the  following  conditions  must  be  met  for  rezoning 
approval: 

(i) ..  Apartments  must  be  set  back  from  the  east  street 

line  of  Duplex  Avenue  a  distance  equal  to  the  height 
of  the  building,  unless  town  houses  are  constructed 
on  the  frontage  es  part  of  a  comprehensive  scheme, 
in  which  case  the  normal  Zoning  By-law  standards 
for  distance  between  buildings  would  apply. 

(ii)  A  strip  at  least  20  feet  wide  from  the  east  street 
line  of  Duplex  Avenue  must  remain  unexcavated, 
suitable  for  planting  with  large  forest  trees. 

(iii)  No  vehicular  access  from  Duplex  Avenue  to  any  building 
will  be  permitted. 

(iv)  No  commercial  building  may  be  located  closer  tc  the 
east  street  line  of  Duplex  Avenue  than  150  feet. 

(v)  In  the  block  bounded  by  Imperial  Street,  Duplex  Avenue, 
Chaplin  Crescent  and  Yonge  Street,  only  a  comprehensive 
scheme  including  decking  of  the  subway  right-of -way 
will  be  considered.  A  strip  at  least  84  feet  wide 
parallel  to  Duplex  Avenue  must  be  left  open  and 
landscaped. 

(d)  Rose lawn  Avenue 

In  order  to  protect  the  homes  on  the  north  side  of  Roselawn 
Avenue  from  the  effects  of  large  scale  development  to  the  south, 
rezoning  is  to  be  approved  only  subject  to  the  following 
conditions: 

(i)  Rebuilding  of  the  south  side  of  Roselawn  between 
Edith  Drive  and  Duplex  Avenue  will  not  be  approved 
except  in  a  comprehensive  scheme  including  all 
frontages  on  the  east  side  of  Edith  Drive,  the  west 
side  of  Duplex  Avenue  and  the  existing  medium  density 
apartment  in  the  centre  of  the  block. 

(ii)  Town  houses  or  other  forms  of  low  multiple  buildings 
must  be  constructed  on  Roselawn  Avenue  with  apartment 
towers  restricted  to  the  rear  of  the  lots  fronting 

on  Roselawn  Avenue,  but  in  any  event  not  closer  than 
150  feet  to  the  south  street  line  of  Roselawn  Avenue. 


..  ::  -  - 

,-^H  ■  •••.. 


;  -•  r  c 

■ 

- 


. 


/ 


■* 


1  _ ;  . .  •  •  . 

tit  ■ 


<  ) 


>.  •  ,  .  .  • ::  - 
,  .  ?  1  I  ' 


:  , 


_  •  : 

;s 


.  -  .  '  n  '- 


. 

.. 


■ 

■  r 


..  •  • 
•  r 


•• 


51 


(iii)  A  strip  at  least  20  feet  wide  parallel  to  and  abutting 
the  south  street  line  of  Roselawn  Avenue  must  remain 
unexcavated,  suitable  for  planting  forest  trees. 

(e)  Soudan  Avenue 

Rezoning  to  permit  apartments  to  the  east  of  Holly  Street,  or 
offices  and  apartments  to  the  west  of  Holly  Street  on  the  north  side 
of  Soudan,  between  Yonge  Street  and  Mt.  Pleasant  Road,  is  to  be 
approved  only  subject  to  the  following  condition: 

(i)  Setbacks  from  Soudan  Avenue  should  be  increased  as  far 

above  the  Zoning  By-law  minimum  as  the  depth  of  property 
will  permit. 

(f )  Conditions  for  Development  of  the  Davisville  Subway 

Station  Air  Rights 


The  type  of  development  has  been  stipulated  in  the  land  use 
recommendations  for  the  Official  Plan  and  will  be  primarily 
apartments,  with  a  small  number  of  local  shops  permitted  to 
serve  the  apartments  and  surrounding  neighbourhoods  and, 
secondarily,  offices.  Rezoning  with  the  privilege  of  bonuses 
will  only  be  approved  if  the  following  conditions  are  met: 

(i)  No  building  should  be  closer  than  150  feet  from  the 
rear  lot  line  of  properties  on  Chaplin  Crescent,  and 
if  the  building  exceeds  a  height  of  150  feet,  the 
setback  should  be  at  least  equal  to  the  height  of  the 
building. 

(ii)  The  project  must  have  two  major  accesses  preferably 
one  from  Yonge  Street  and  one  from  Frobisher  Avenue, 
but  no  access  will  be  permitted  from  Chaplin  Crescent. 

Bonuses  for  Apartment  Development 

Individual  amendments  to  the  Zoning  By-law  to  permit  bonuses 
under  the  normal  bonus ing  standards  up  to  a  total  maximum  density 
of  2.4  are  recommended  in  the  following  areas,  provided  the 
conditions  heretofore  indicated  are  met: 

(a)  Erskine  ..venue-Keewatin  Avenue-Yonge  Street-Mt.  Pleasant 
Road 

(b)  Eglinton  Avenue-Soudan  Avenue-Yonge  Street-Mt.  Pleasant 
Road  (bonuses  have  already  been  approved  for  two  projects 

in  this  area  and  it  is  recommended  that  new  projects,  if  they  meet 
the  conditions  for  bonusing,  should  be  granted  the  extra  floor 
space  to  encourage  a  comprehensive  form  of  development  of  high 
standard) . 
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(c)  Duplex  Avenue  -  east  side  between  Eglinton  Avenue  and 
Chaplin  Crescent. 

(d)  Eglinton  Avenue -Rose lawn  Avenue-Yonge  Street-Eglinton  Park. 


2.  .  Unconditional:  For  Immediate  Implementation 

It  is  recommended  that  the  City  Solicitor  be  instructed  to 
prepare  amendments  to  the  Zoning  By-law,  in  consultation  with 
the  Commissioner  of  Planning,  for  immediate  implementation  in 
the  following  areas: 

Sub  Area  1  -  (north  of  Eglinton  Avenue  to  Blythwood  Road  and 

east  from  Yonge  Street  to  the  City  Limits). 

-Reduction  of  the  C.l  V.l  zone  by  adjusting  the 
boundary  from  a  point  mid-way  between  Walder  Avenue  and  Bruce 
Park  avenue  on  the  north  side  of  Eglinton  to  the  east  side  of 
Bruce  Park  Avenue. 

-The  R.2  Z.2  zone  to  cover  all  of  the  Northern 
Secondary  School  site  to  Mt.  Pleasant  Road. 

-The  C.l  V.2  zone  on  Eglinton  Avenue  from  the  C.l 
V.3  boundary  east  of  Yonge  Street  to  the  C.l  V.3  boundary  west 
of  Mt.  Pleasant  Road  to  be  C.  IS  L.5  Z.4. 

Sub  Area  2  -  (Eglinton  Avenue,  Yonge  Street,  Mt.  Pleasant  Cemetery 
and  Bayview  Avenue) . 

-C.1A  L.3  Z.3  on  Mt.  Pleasant  Road  south  of  Millwood 
Road  and  an  increase  in  depth  of  the  commercial  zone  on  the  west 
side  of  the  street. 

-C.  IS  L.3  Z.4  for  the  Eglinton  Public  School  site 
after  the  school  is  abandoned. 

-C.1S  L.5  Z.4  for  the  frontage  on  Eglinton  Avenue,  from 
the  boundary  of  the  C.l  V.3  zone  east  of  Yonge  Street  to  Mt. 
Pleasant  Road. 

-The  C.l  V.l  boundary  on  the  east  side  of  Yonge  Street 
is  shifted  to  the  west  boundary  of  the  Davisville  Public  School. 
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Sub -Area  3  -  (Eglinton  Avenue,  Yonge  Street,  C.N.R.  tracks 
and  Elmsthorpe  avenue) 

-All  R.l  Z.l  areas  to  the  west  of  Duplex  Avenue  to 

be  R.l  Z.2 

Sub -Area  4  -  (Eglinton  Avenue,  Yonge  Street,  Briar  Hill, 

City  Limits)  . 


-C.  IS  L.5  Z.4  for  offices  on  the  north  side  of 
Eglinton  Avenue  west  of  Duplex  Avenue  to  Eglinton  Park  -  C.  IS 
L.5  Z.4  for  the  block  north-west  of  the  Eglinton-Yonge  intersection, 
excepting  the  Yonge  Street  and  Eglinton  Avenue  frontages. 

-The  R.C.A.F.  station  on  Avenue  Road  which  is  now 
split  between  R.l  Z.l  and  R.2  Z.2  to  be  all  designated  R.2  Z.2. 

-Properties  fronting  on  St.  Clements  Avenue  and 
Briar  Hill  Avenue  close  to  Avenue  Road  to  be  changed  from 

R.2  Z.2  to  R.l  Z.2. 

-The  R.2  Z.2  designation  now  covering  only  half  of 
the  church  property  at  Avenue  Road  and  Willowbank  Boulevard  is 
extended  to  cover  the  whole  site  and  to  the  duplexes  on 
Burnaby  Blvd.  to  make  them  conforming  uses  rather  than  legal 
non-conforming  uses  under  the  R.l  designation. 

-R.l  Z.2  designation  is  extended  to  cover  the 
whole  allenby  School  site. 

-All  existing  R.l  Z.l  areas  to  be  redesignated 

R.l  Z.2. 


4.  Final  Zoning  Not  Indicated,  or  Recommended 

Zoning  Not  Presently  Established. 

In  certain  instances  no  final  zoning  has  been  indicated  on  the 
proposed  zoning  map  (Fig.  II).  In  these  areas  the  existing 
zoning  is  recommended  to  be  retained  pending  the  development 
described  below. 

In  the  District  as  a  Whole: 

-In  all  existing  R.2  Z.2  districts,  with  the  exception 
of  those  previously  designated  for  apartment  redevelopment,  and 
the  properties  fronting  on  Avenue  Road  from  Chaplin  Crescent  to 
the  rear  of  the  commercial  properties  on  Eglinton  Avenue, 
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redesignation  to  R.  IF  Z.2  is  recommended 

once  the  zoning  category  has  been  amended  to  permit  the 

establishment  of  town  houses. 

Sub -Area  3 


-The  appropriate  zoning  designation  for  the  Davisville 
subway  station  and  yards  will  depend  on  the  development  proposals 
received  for  consideration  and  the  conditions  for  development 
stipulated  previously  in  this  report. 

-The  block  between  Lola  Road,  Glebe  Road,  Duplex 
Avenue  and  the  subway  has  been  suggested  as  a  possible  site 
for  a  park  and  recreation  centre  to  serve  the  developments  in 
the  Duplex-Yonge  gore.  If,  after  examination  by  the  Parks 
Department,  acquisition  for  park  purposes  is  found  to  be 
impossible,  redevelopment  for  apartment  use  under  conditions 
outlined  for  the  remainder  of  the  Duplex-Yonge  gore  would  be 
recommended. 

Sub -Area  4 


-The  zoning  of  the  block  between  Helendale  Avenue, 
Orchard  View  Blvd.,  Duplex  Avenue  and  Yonge  Street  is  designated 
as  R.2  Z.2.  The  library  board  has  indicated  its  interest  in 
acquiring  this  property  for  the  site  of  a  branch  library.  If 
this  intention  should  change,  it  is  recommended  that  the  block 
with  the  exception  of  the  frontage  on  Yonge  Street  be 
designated  for  apartment  redevelopment,  while  the  Yonge  Street 
frontage  would  retain  a  C.l  V.l  designation. 

-The  block  between  Montgomery  avenue,  Helendale  Avenue, 
Duplex  Avenue  and  the  rear  of  the  Federal  Postal  Station  fronting 
on  Yonge  Street  has  been  suggested  as  a  possible  site  for  park 
and  recreational  facilities.  An  R.2  Z.2  designation  has  been 
indicated.  If,  after  examination  by  the  Parks  Department, 
acquisition  for  park  purposes  is  found  to  be  impossible,  then 
redesignation  for  apartment  redevelopment  is  recommended. 

-At  the  north-east  corner  of  Montgomery  Avenue  and 
Duplex  Avenue,  a  small  area  has  been  designated  as  C.  1BL.1. 

Such  a  zoning  category  does  not  at  present  exist.  It  is 
recommended  that  the  City  Solicitor,  in  consultation  with  the 
Commissioner  of  Planning,  be  instructed  to  prepare  an  amendment 
to  the  zoning  by-law  providing  for  such  a  zoning  category,  as 
outlined  in  the  Rosedale  Planning  District  Appraisal.  No 
existing  commercial  zoning  category  can  achieve  the  grouping  of 
a  small  number  of  convenience  stores  desired  in  this  area, 
without  the  danger  of  potential  conflict  with  residential  uses. 
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However,  if  the  block  immediately  to  the  south  is  not  acquired 
for  park  and  recreation  purposes,  then  the  designation  of  this 
block  for  commercial  use,  even  under  the  restrictions  of  a 
C.1B  classification,  would  not  be  desirable  and  classification 
as  R.2  Z.2  in  keeping  with  the  remainder  of  the  area  would  be 
recommended. 


GROUP  III  Changes  in  Legislation 

A  recommendation  that  may  require  changes  in  provincial 
legislation  to  complete  implementation  of  the  Eglinton  Plan  is 
set  out  below.  It  would  be  desirable  to  carry  out  a  detailed 
study  of  the  proposal  to  ascertain  the  long  range  effects  on 
the  City  before  new  legislation  is  sought.  Reports  from  the 
Commissioners  of  Planning,  Development,  Buildings,  Parks  and 
Recreation  and  Public  Works  would  be  appropriate. 

Draft  Resolution 


That  the  following  be  referred  to  the  Committee  on  Welfare,  Fire 
and  Legislation  to  obtain  reports  and  to  prepare  draft 
legislation  providing  for: 

Special  imposts  on  new  apartment  construction  to 
cover  all  or  part  of  the  costs  of  parks  and  recreation  facilities. 
The  new  section  379e  in  the  amended  Municipal  Act  of  Ontario 
now  authorizes  municipalities  to  impose  special  charges  on  any 
building  imposing  a  heavy  load  on  the  sewer  or  water  system  in 
order  to  make  improvements  to  these  systems.  A  further 
examination  is  now  required  of  the  feasibility  of  charging 
developers  to  alleviate  parks  and  recreation  deficiencies 
created  by  apartment  development. 
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